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March 22, 2012

My, Vincent M. Voltaggie, 2.E. Counly Engincer
Gloucester County Department of Engdreexing
1200 N, Delsea Drive

Clayton, New Jersey 08312

Re:  Appraisat of Rea) Property
Single-Tamily Residence on 0,60 acres of Land
Ownet: Fdvardo & Lisa Pagen
Block 194.13, Lot 6.0
330 Bag Harbor Road (Cowunty Route 630)
Washington Township, Gloueester County, NI
B & A Aggociates Nile No. 215009

Dear M. Voliagyio,

Parsumi to your reguest and in accoxdance with our agieement, L have prepared an appraisal in g
Sclf Contained format of the sbove referenced property. The purpese of this repert is to estimate
the Market Valus of the Teking and any potential Damages to the Runmwainder of the subject real
estate, as of March 6, 2012, T understand thaf the intended use of this appraisal report is for
potential acquisition purposes andfor condenmation proceedings.

The apalyses, opinions, and conclusiops presented in this report are subject to the attached
Assumptions and Limiting Conditions, ow knowiedge of the market area, past and present
advisory oxperiences, snd information, provided by the client and other sturces deemed reliable.
Al reiovent data available affecting the value of the real estate was considered and evaluated
including area and population demographics, social and eeonomic trends, comparable data, the
phiysical properiy and iz construction charactennstics.

The subject propesty is lnovn as 350 Egg Parbor Roud, which is lotated on the east side of Bgp
Harbor Read (County Rowte 630), 1 the Township of Washington, Gloucester Connty, NJ. Thrs
is o interior Jocation just novth: of the signal-vontroled intersection of Egg Harbor Road and
Greentroe Road. The area is relatively built oat with a mix of uses immediately sumounding
including residential and commercial. The property hns good aceess to both primary and
secondary wansportalion routes fhronghout the area. .




The property rights uppraised are fie Fee Sinple Interest in the property. The sife is identified
oy fhie Washington Township Tax Assessor's Office for fax purposes as Block 194.13, Lot 6.01,
1L offers 0.60 acres of land area and is improved with a one-story single-family dwelling. The
residrnee was constructed in 1950 end somprises 1,705 SF of gross Hving area with 3 bedroonis,
one: Bl bath, a half bath, finished basement, and detached 2-car garage. Tt is considered to bein
above average overall condition as many of the main components jneluding but not limited to the
kitchen, baths, windows, and roof, have recently been renovated or instelled.

The aking invelves a dght-of-way road caserment that comprises a (olal land avea of 1,560 SF.
‘This arce is improved with an asphalt paved driveway, matwe frees, and portion of & gravel
parling area.

In my valution, have carefully considered ull the relevant factors affecling value, ineluding
subjest property location, market information, and comparable information. Based ona physical
inspection of the propexty and the data sumwmatized above aud dessribed in detail in the body of
this toport, 1 estimate the Market Value of the Taking and any Damages t the Remainder, as of
March 6, 2012, fo be:

THIRTY TWO THOUSAND TBREE HUNDRED DOLLARS
(522,30

Respectfully Subrmitted,
E & A Associates, LLC

@M 1 bosd—

Abert R Crosby, CTA
N SCGREA #42RGO0222000
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E & A Associates, LLL

Section 1; Summary of Salient Facts & Conclusions

Fro.peray type: Single Pamily Residence on 0.60 atres
Property address: 350 Bgg IFarbor Road

' Washington Tovmship

Gloneester County, MY

Aszessoxr’s Pareel Number: Block 194.13, Lot 601

Appraisat Report Formai: Self Contained

Date of appraisat reperh: Sarch 22, 2002
Bate of value: | March 6, 2012
Prate of site inspeciion: March 6, 2012

Real eslate interest appraised;  Fee Simple

Intended fise of the appraisak  To serve 45  valuation guide for 2equisition negotiations.

Land arca: Before The Taking: 1 26354 5F (0,00 dcreg)
Roadway Easements 1 1960 8F {0.04 Acreg)
} s
Afice the Fakinp: 24,394 &F {056 Acres)
Bublding Imsprovements: 1,705 8F Gross Living Area (GLA)
. 700 SF Detpehed garage
Zoning designation: PR-3, Flanned Residential District
Hiphest znd Best Usc:
As if Vacant Use in conforrmance with zoning.
As Tmproved Confimied vse as impreved,

Sales Companison Approach | 3225.000 $192,700
income Capializtion Approsch | NiA NIA,

NA. NiA

T e 2 AL
TR

Value Of The Fart Taken and Damages To The Remuinder:  $32,300

Paan, Weshingion Twp., Glowcester Comnty, M7




B & A Assovigues, LLT

Photographs of the Subject Property
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Eastorly View.of Subject's Residence (Taken by ARC on 37672012

wAdditional photographs are exhibiiod within the Addinda of thiz Rapore
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E & A Associates, LLC

Assumptions & Limifieg Conditions

The appraisal reporl is subject to the Gilowing assamptions and miting conditions set forih e
follows.

‘Fo the best of my knowledge, the siaterments of facts confained in the appraisil reprt, upon wiiich the

. analysis, opinions and conclusions cxpressed ave based, ave true and corresl. Information, estimates and

.

13,

i,

15,

opinions firnisiied 1o us and contained in e yepost or utitieed in the formation of the valne conclusion
was ohtained fom sources considered reliable and believed fo by trup and correst. However 5o
representation, Jiabilify or wananty for e stoulacy ol avch items s assmmed By or Imposed on ug, and
35 subleet 10 corrections, errors, onssions and withdrawal withoul rotice.

“Title is muswrned 10 be pood and marketable, The appraiser astumes ne responstbiilty fior Yol mnsllers
affecting the propenty of titke, nor does the appraiser rander any opinicn a5 o the titke,

The legal desoription, aveas, and ddnensions shown within the repor e aspumed 10 by comrecl,

1o survey of the propety has been made by the epprafser, Exhibits such 25 sit plans and foor plans
ere incladed fo assif the reades in visuadizing the propesfy, and the appraiSer assumies no responsibliity.

Tt is nssomed that there are no hidden or adverse condiions of the property, subsol); or struciures that
would render it more o7 Jess valuable. No responsibility is assumed for such conditions or for the
enginecringfremadiation that may be requized 1o remove such condition. I the cliers has A condora over
thes existence of sueh condifions in the proverty, | sonsider # imperative 1o rosin the serviced ofa
qualified engineer oF conttacior 1o determing e existonce and extent of such hazakdols conditions.
Suehr consultation should include the estmared vost assooiated with any requited treatment of removal
of the haxirdous meterial,

The propurty las been appraised 25 though free of fieas and sucurnbrances unless 5o spacified wihin the
report, ' ’

Managenent and ownersily are assumed to be compeiend,

public, Industry and statisticad information axe from starces that § degm &6 be relinbie. Howowver, no
represmvation as 10 the accuracy or compictenesy of such information fe being made.

1is assumed that there s Bl compliance with of epplicable fodera, stale, and local envisenmentyl
reguiations and laws ubless non-complance i steted, defined, and copskdered in the appraisal reposl.

. 1t Ts asstivned that any mechanica) and electrical equipmant, which is comsidered pan of the ceal estate, i

in proper uperating condition except when noled hertin. These inchude Hems sech 2s the healing, afr
conditioning, plimbiag, sprinkicr, and slectrical sysiens.

. Tuis mssumed that all applicable zoning and use regulations and restricions have betn camplied with,

pivdess nonconformily has been slaied, defined, ahd considered in the aypraisal report.

1t is assumed that all reguired Heeases, Gonsents or other fegishalive of adnnisirative aunthorily frony any
Yocal, male o federal povermentsl or private entity have Loan or oan be obfained or tenewed fr uey
use on which e value estipgte sontaingd in {iss reporl Is bared.

The appraseal 15 10 be vsed i whole and notin part. o part of it shall be aséd in conjgnction with any
ofiter appraisal. Fusthermort, this repott and all conchisions ar for the excdusive wse of M client for
1he sole and speciic purpese(s) staed herein.

} & A0t required 10 give testimony of be i altendance af any cOuRt or administrative praceeding with
refersncs 10 the propery appraised, tkess arangements have boet previcusly made,

The vatue conciusion i subject to formal delemminalion of the axistence of any slate or federal wetlands

© ot other environmentally sensilive avens incinding alf required buffer zones. T am mot an expert inthis

e

Pagon, Wasiiegton T, Glovcsster Cotnry, NI
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E & A Assoviates, 1LC

fiokd and I is considered Taperative that the services of aqualified environmantal expedt be retained in
order to make such determinations. Any environmental by sensifive rea detected o the property could
have o fmpact on the value cstimated hereln, and thas, 1 reserve the right to modify the valne
conehsion iT such areas axe found 10 be prosent on e propedty’ '

£6. Mo change of any item of the appraisal report shall be made by enyone other than me, and | shall have
no responsibifity for any such unanthorized vhange.

17, Tnfornmtion and estimates provided to mo and ¢ontained i the mport, ingluding butniot limited-to
income & Expense Statements, Rent Rolls, capital expenditures, and repairromediation exunales, were
from Spurces considered refiable and are belisved o ba tmite aud anturate.

18, Thave nof made 2 specific compliance survey and analysis of this property fo delerinine whether or not it
is frr canformity with the wripug delailed requirements of the American with Disebifities At (ADA),
which broame effoclive on Jatnaty 26, 1992, s possible thal R compliance swrvey of tha property
atong with a defailed analysis of the requ irements of the Act couid reveal fhat th propesty s not in
compliance with ene oF more of the Act's requirements. | constder it impotative that the services of
qualified mohiteot andéor srgineer be setained 1o make such & determination, ifany iloms of non-

 comphance a detected, they could have & fmpaci op s value estimated ferein, arsd thus, 1 rescrve the
right to modify the value conelusion i such tlems of nun-complisnce are found fo be present on the

proplryy.

Hypothetical Conditons/Extracrdinary Agsumphions

A Hypothetical Condition is defined as, “taed which is conlrary i sohiaf exists b is supposed
for the pupose of amalysis™

An Bxtraordinary Assumption is defined as, "an assumplion, direcily related ro @ speeific
asstgrment, which, if found o be falve, could atrer the appraiser's opimions or conclusions. v

The appraised mearkat velue is based u;ﬁm the following Conditions/ Assumiptions:

1. It is an Extraoedinary Asswnption of the report thet the Property Parcel Map prepored
by MeCormick & Taylor iy an gemnate refleciion of the subject property, including any
wellads avec and the taking area. Il Is found to be otherwise, fiw dppralier rescrves
the right {o modify the value conclusions hereln.

¥ Uniforn Standavds of Frofessionaf Appraigat Praciice as provwdgaied By the Appraisel Standards Bowrd of the
Appraisad Foundation, 20120261 5 2d fion. .

¥ Uniform Standards of Professionad Apgroisal Practice a5 promulgated by the Appraisal Standards Board of the
Appraisal Fovndation, 201272013 Bdition.

Fagon, Washinglon Tp, Glowcesier Courgy, NS E




k& A Associates, LLC

Appraiser’s Certifiontion

1 certify to (he best of my knowiedge and belief:

¢.

&

Mok K oS

The statements of fact contained in this report are frue and corredt.

The reporied analyses, opinions, and conclusions are Lmiled only by the repovied
assumplions and Fmiting conditions and is my parsonal, nnbiased professional
analyses, opinions, and conclusions,

| bave no present of prospeclive interest in he property thal is the subject of tivs
report, and I have no personal micrest or Bas with resgect {0 the parties fnvolved.

My compensation is not contingent on an. action oF event resuiting from the analyses,
opinions, or conplusions in, or the use of, this report.

My smalyses, opinions, and corelasions wore developed, and this report has been
prepared in conformity with the Uniform Standards of Frofessional Appredsid
Practice (ISPA-F}

The use of this xeport is subject 1o the requirements of the Appratsasl Institute, with
which | am affiliated, refating to review by ils duly authorized representatives,

I hiave mede a personal inspection of the apprajsed propoity, wlich Js the subject of
this report end all comparable sales used in developing fhe opinion of value, The date
of mapection was Mareh 6, 2012

I contifi that, fo the best of my lmovdedge and belief, the reported analyses, opinions,
and conclusions were developed, and (his veport ias been prepared i conformity with
the Appraisal Foundation's Uniform Standards of Professional Appraisal Practice
(USPAP). Tn addition, the repert is in conformity with the requirements of the Cede
of Professional Eihics and Standards of Professional Appreisel Pracice of the
Appraisal nstitute, with which {am affiliated.

As of the dale of this report, Albert Crosby bas completed the Standards and Bthics
Education Reguirement of the Apprafsal Institute for Associate Merabars.

No onte provided sighificant professional assislance e appraiser.

The appraiser has nol performed a prior appraisai of the subject property,

March 22,2012

Adbert K. Crosby, CTA DATE OF REPORT
NI SCGREA #42RGHD2Z2000

Fagan, Bashingon Fap., Glowcnster County. NI




E & A Associates, LLC

Section 2: General Information

Puarpose of ihe Appraisal
The pupost of the appraisal was 0 provide a market value estimate of the Fee simple nterest

of the subject properly for & partial wking.

Entended Use & User of Appraisal

The itended wse of the appraisal is 1o repoit v the client the market value 0 assisl as 2 valuation
guide for acquisition negotimions. The intended user i the County of Gloucester and their legal
representation.

'i.’lm]}erty Rights Appraised
The property vwership rights appraised in this appraisal are those known as “Foe Shmple”

H g Simple” inferest Is defined ax: “qbsvinte awnership ungnzionbered by oy
cther interest or cstaie, sulfect oxly to the limitations imposed By the
gervernmental powers of taxation, eminent domatn, polise power, and escheat. ™

Defluition of Mavket Valoe
As ysed within this report, Market Value s defined as:

The most probable price which a properly should fring in o compelitive and gpen marke!
vinder @l condifions requisite to @ fabr sale. the buyer ond sefler ewch acting prodently oud
kmowledgeably, aud arsewuing the prive Is nof affected by undue sifmubis. Faplicit in s
dafinition is Hhe consunmmation of @ sdle as of a specified dote cnd the passing of title from
seller 1o buyer inder conditiens whereby: :

¢ Puyer mmd Seller ave typically motivated;

¢ Both pastics are well Informed or well advised, and acting in what they congider their
own best interosts;

¢ A reasonable time is aflowed for exposore in the open market;

¢ Pryment is made in terms of cashin U3, doilars or in rms of finaadial srrenpements
comparable thereto; and

o The price sepresents the sonmal consideration for the property sold unafected by special
or creative financing or sales concessions granted by apyone associated with the s’

¥ The Dickornry of Real Estate Appraisal, Fowth eifiticn, The Apprakss] Institule, Chicago, {Hhots {17.8., 2002},

page 133
* Appratsel Institute, The Apprated? Gf Rowd Estate, 126 Edition, Chivags, Ha: Apprabsal Institote, 2001, p. 23

Pogar, Washington Twp., Gloucaster Cornly, 27




E&A Assopiares, LLL

Seope of the Appraiyal
This is an appraisal, reported in 1 “Self Contained format,” which is intended fo comply with the
seporting requirements set forlh under Stendards Rule 2-2 of the Uniform Rtandards of
Profussional Appraisal Practice of The Appraisal Foundation. The Scope of the Appraisal is
suninarized as follows:

¢
L]

A inspoction of the sublect property, its markef ares, and off comparable propestiss.

Data has been collected regmding e pliysical characteristics of the subject property,
neighborhood werds and Mflences, market wrends and influences, typical amenities and
widlities, zoning and related controls, existing state of loasing and occupancy in the subject
property, and the subject’s tax rssessment apd real esiate 1 obligation as compured ©
other sinilar properties within the markel azen,

All of (hese factors have been considered in developing the subjeel property’s highest and
biest use.

The following documents werg reviewed.

Copy of Dead

Tax Records and Asrossment information

Foning Map and Ordinance

Aerial Fhetogroph

(I8 Maps showing aerial and wetlands area as providet on the Glomcester County GIS web
based program

e Ooperal Property Parcel Map prepared by MeCormicl & Taylor dated July 2811

LI N AR

Bach of the three approaches to value has been considered in arriving ut a vaite conclusion
for the subiect property. '

Al comparable data has been verified trough 2 variety of sources including recorded
infocmnation at the ool and county levels and through conversations with at least one of the

parties involved in the fransastion,

All rescarch and anulyzed inforrmation has been uiilized in order 1o come (o 4 final value
conclusion for the subject propedy.

4 Seif Contained Appraisal Report has been prepaed. The appiaisal repoit is prepased

" in conformance with the Uniform Standards of Professional Appraisal Prectice and the

Code of Professional Sthics and Standards of Professional Appraisal Practice of the
Apprarsed Instifele.

Pageas, WMashingeon Twp., Glancester Connly, NI




E& A Asociates, LIC

General Property Identification und Bescripiion

The subjoct property is identified on the Washington Tovmship Tax Assessment Roil as Blocit
194,13, Lot 6.01. It is situated along the east side of Egg Harbor Road (County Route 630 and
is known #s 250 Bpg Barbor Road, Washington Tovwnship, Gloucester County, 1L containg
36,354 SF (0,68 acres) of land area hal ks improved with & 1,705 SF single-family dwelling and
o 700 EF detached garage. The site is mostly cleaved, particulerly in the front portion, and
wooded at the rear with a topopraphy hat siopes up from sireel Jovel and then becomes mosty
lgvei.

Lffective Pate of Valuation & Property Inspection :

The primary inspection of the subject property was condusted on March 6, 2012, which will
represent fhe offective date of valuation, The date of the repartis March 22, 2012, The
appraiser met with Eduardo and Lisa Pagan for the on-site inspection, which incladed an interior
and exterier inspection. Mr. & Mrs. Pagan expressed their concemns regarding the project and its
potexial impact on their property,

History & Ownership of the Property g
Corrent ownership is in the name of Bduardo & Lisa Pagan. The property was acquired on
November 23, 2005 for a recorded consideration of $229,000 es secorded in the Gloucester
County Cler’s Office of Registrar Dezd Boolo/Page, 41317316, Mo ams length fransactions
have occurred within the last five years. The property is not currently Hsted for sale,

Resf Estate Tax Asgessment

Block 194,13, Lot 6.0}
Lang $35,000

e e el Al % A P B R g e P rar e

rl‘a K R;{;»Eaﬁj nnnnnnnnnnnnnn -ﬁiﬁhﬁw:is. nml.-.-.--.--"—r-uvl
Equalization Ratio 2012} 3287%

Fongn e

Estimated Taxes $5.87176 .

Frn ey v e

Yquatized Assessed Value [$217,136

Pagan, Washingfon Twp.. (Hewwaster Counip, NI




E & A Assoddates, LLOC

Section 3: Preseniation of Data Collected

Regional Data .

The subject i located in Washington Township, within Gloucester Connty, New Jersey.
Glouczster County is part of the nine county Delaware Valley River Poit Comm issicm repion
(DVRPC). The DVRPC comprises the New Jersey counlies of Burlinglon, Camden, Gitucasier
& Mercer, and the Pennsylvania counties of Bucks, Chester, Delaware, Montgomery, and
Fhiladeiphia.

The cownty # ocated in the sovthwosterly portion of the state with Camden and Butlington
Coutties 1 the north, Atlantie Cousty fo the cast, the Defaware River o the west, and
Cumberland and Salem Counties to the soufl, Vast arcas in Ue southern portion remain
undeveloped,

The comnty encompasses « iote] of 324.78 square miles of Jand area nlong with 12.13 squaze
miles representing water ered. The county eijoys a stong network of slate and county bighways
along; with some public transporiation. These factors have contributed to the extensive growl of
the county and with its suategic ocation, centinned expansion is anticipated.

Washington Township is situsted in the northeastedy portion of the county offering 21,38 square .

miles of land arza nclading 0.12 square mile of water, Tt offers a stiategic loeation, in proximity
10 State Routes 47, 168 and 42, Interstate Rovite 53, 178 Route 327, and the Atlantic Cify
Rxpregsway, 1t is bound by Deptford Township {0 the noxth, Gloucestes Township fo the enst,
Wommoe Tovenship 10 the sonth, and on fhe west, the Boroughs of Pitman and Glessboro, and

Mantua Townsiip. .

The major rivers and Jakes include Bells Lake, Kandle Lake, Bethel Lake, Lake Steiting,
Rressler Lake aod Rig Timber Cregk, which formns the boundary between Camden and
Clovcester Counties. Washington Towmship is located in the Delaware River Basin. Surface
waters eventually drain i (hat direction.

Population Dala
The following population trends were occutring in the state, county, and municipalify as of the
valuation dater

SR = o T R
‘ég"ﬁr B
Forecsst Chuaanp
09y 2085 2810 s Z00a-20
| State TS0 4143 8,832,573 8,924,303 Q059
Coundy 230052 355,608 2 832 212,081 +] 53% Yy
! numioipatity AL960 41,114 57,940 54,336 1 DIYT,

Sk
Smace: U5 Conrr Buraau’s 2070 Cens s

A5 shown, the populstion within cach has shown angual incresses during the current decade, and
growth is expected to continue. The county is expecied 1o show sleady growth duriog the
resent docade and should continue 10 outpace fiie growth for the State of New Jersey.
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The population, within the cdunty wmd municipatity was distribuied as follows:

T Sowreer U Cohsi Buseac's 2016 Canires

As shown by the fable above, the sunicipality and county are relatively simiar in popuiation

characienstics,

Eand Usage & Development Trends
Residentiai development for the slate, county, and municipality is shown as follows:

e bt e

: “h Yo Yo Mledlan Persows/ i
19 Yis s Under 65 Yrs & Qwir Mate Age Fovsehold

| Connty 25 19.5% 43.4% 3.3 273

DNty T UM% AR FSE 395

e Siate Coundy Mupiciplity
i 2000 34,585 1,377 450

2001 8,267 1,438 B L

2502 30,045 1,500 343
H_"W_ng_a:a 32084 1,559 . 1e

2004 : 36,033 2550 67
a0 i 38481 2075 65

2006 34,523 Lidl 4

2007 23,380 388 5

2003 N 753 7

2008 12,235 $65 2 o

e 17,533 716 1

2011 10419 433 ' U

Soarces Nevs dorsey Departmont of Lobor, 14/ Hutiding Foemits,

As shoven in tie above chart, the state's bullding pevmits have remained relatively steady

throughout the prior decade;, however, beginning in 2007 thers has béen a steady deciine in both
e state and county, while the township has shown very Himited development since 2006 other

than a bidef spike in 2007, The municipalisy experienced fremendous growtk from the Iate

1990°s until 2002/2003, when permils tovk a drestio drop. There is Kmited available Jand for
residential development within the tewaship. Additionaily, thiere has been n stowing of the

markel, which iz hnpacting development.

Tmployment
Tiae entite region’s evoncmy s largely dependent upon the Philadolphia and is part of the

Philadaphin mettopoliten argn, The region offers many diversified employment opporiuniiies
for residents i mammfacturing, services, high-tech, and other areas. Non-farm employment by

major ndustry group within the county is distribwted a5 Follows:

Pagan, Wohdngton T, Glowooster Catotdy, NF
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As shown in fie ple chart, the strongest sectur romains the Goversment folowed by Bducational
and Heallh Services and Professional Services, although the Governmant experienced an almos!
707, decline over 2010 statistios. Finance and Insurancs experienced the fargest increase with an
ahmost 25% increass,

Houcester County has & higher concentration of emplojmnent in the wholesalefretai] frade and
disiribution secors, in melation to the entire state, Dudng the past decade, the counly
experienced a modarate incienase in light industrlal and wholesale trade development. Most of
this development has ocourred along the interstate 295 corrider.

Major dmreioprﬂenﬁ cotmpleted o proposed within the covty and surrounding area includes the
following

&

s

A 200,000 ST Wal-Mart Supercenter, 16,600 SF of retail space. anc 4,400 SF bank
along The Black Horge Pike in Monroe Township is presently under COnSruction,

Chik Fi1 A restaarant in Washington Towmship is scheduled © be open in the spriag of
2012 on fhe Black Fome Pike just south of Greentree Read.

Aldi Food Markel recently opened on the Black Horse Pike in Washingion Township at
the former Lone Star Restaurant site.

In September 2011, the Hosphtal of the University of Pennsylvania opened an
ouilpsitent center in Woodbury Fleights (Gloucester County). "The center will be

cafied Penn Medicine ot Woodbury Heights and will host physicians practicing ina
viriety of specialiies incladiog primary care, caxdiulogy, ohstetrics and gymecelogy. It
will also incinde o sleep medicine Iaboratory and a phrysical therapy center. The facility
is expeoted to employ about 100, '

Kennedy Health Systom bl a 60-bed sub-acute wing 2l its mirsing home

in Washingion Township {Gloucester County). The addition provides rehabilitation
services for paticnts who need short-tenm care affer suipery.

In Sapreber 2005, groundbreaking for 8. jwew seaport on 2 190-acre site along the

Delaware River in Paulsboro {(Gloucesier County} was held, The Prulsbore Marine

Pagan, Washington Top., (loucester Counly, s
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Terminal will be owned and operated by the Seuth Jersey Port Corporation, & Stale
rgency. When operational, the marine fenninal is expecied fo resuit i up o 2,000 neer
jols,

Utikilies Data

Most public utilities arc wvailable to the more densely populated porlions of the county. Public
water md sewer me typically mundcipatly owned but are now Decoming incrsasingly reliabie on
the water services of the New Jersey Amorican Water Company due fo the depletion of
underground aquifers. South Jorsey Gas Company and PSE&G provide pablic pas service,
Electdeity 1s provided by PSE&Q, JOP&L avd Concetiv, and telephons servics is provided by
Verizon. .

Meighborhoed Anulysis

The subject 5 focased in the coniral portion of Washington Tovmship offering frontage along
County Rowte 630 (Bgg Harbor Road). it is situafed between Fhefiville-Grenloch Read and
Greentree Réad just notth of the signat-controlled intersection of Bgg Harbor Road and
Cireentiee Road providing aceess (0 the areas roadway network.

The immediate ares offers a mix of uses including residestial, institutional; and commercial,
Commercial wacs are seatiered throughovt the jovmship on the major roadways as well 25 the
county routes throughout. Most of fhe major comiercial uses ave Jocaled along state Route 42,
165 and 47 in nearby Glasshoro.

A the interseetion of Beg Harbor Road and Creentice Road and in close proximity there 4re s
varisty of commercial nses including a Acme Supermarket end Shopping Center, Shop Rite,
Wawa, PNC Bank, Starbucks, Coldstone Cremmeyy, GCF Bank, Bank of America, professional
offics use, multiple strip cenders, and profiessional offioe condominimns, Theto are varlous
instilutions uses including the Township Municipal building, ensedy Hospital apd Washinglon
Township High School, as well as a golf covrse, Wedgewood Country Club, which abuis the
sublect on the eastern side. Additionally, many residenocs along Bgg Harbhor Road have been
converted for office or retai] use.

fpg Harbor Rord (C.R. 6307 ks & heavily traveled counly roadway that offers two laves of bi-
directional traffic fow thet increases to four lanes north of the subject. It provides access fo
State Routes 47 and 55 as well as other focal and county readways, Tt does natoffer curbing or
sidewalks along the subject’s frontage.

In swinipary, the subject offers an average to good focation elong & county route in gn area hat is
predominantly residential with good supposting commercial uses neatby and also along the
maior routes through (e (ownship and surovnding municipalities. 1t offers adequate ateess 1
cownty and Jocaj roadways as wel] as State Rontes 42, 47 and 33.

Pagan, ii’a,s&fug!&a Twp., Gloncester Cotetiy, M 12
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Market Anaiysis

The market analysis must specifically refate market conditions (o the propesly under
irecitigation, 1L must show how the interaction of supply and demend af¥ects the value of the
subject property. The appraisor has ieviewed demographic and historical salkes information from
2006 through 201 1 for this anabysis. The following is a rief recapitdlation.

Single-Family Residentfal - Demand Analysis

For the single-family residential Semand analysis, derographic data was analyzed for the state,
county, and municipality. The 2010 Census and a web-based proprarn, STDB (Site to do
Business} online, were utilized for the demogtaphic data, Due © the anticipated increase of
population within the township, the veed for housing units within the township is anticipated to
increase approximately 1% per vear, while an increase from 2000 to 2010 was approximately
1.20% per year, Based upon the popdation estiniaies, it is anticipated that 830 additional wnils
wil be needed by yvear 2015, Given the present pace of the economy and the pwnship's asw
housing pormils over the last couple years, i anpears that the ownship will not be able (o G the
anticipated increase with neve housing unils.

Supply Analysis
Based upon the 2010 Census, there are currently 17,404 housing units within Washington

Township. The single-family residential madket hiad boen expetiencing igh demand, which was
exaperbated by vapid appreciation, a lack of supply of newer housing, and low inferest rates.
More recently the demand has shown a cooling off a5 the financial markets are tumbling and
supply of housing increases. Raged upon the available building permit data for Washington
Township between 2000 and 2007, the mumber of single-family building periaits had ranged
fron: 4 units to 296 wmits, with the last couple years showing 4 sharp decline {it is noted that the
permitdata does not appenr 16 be scanately reported). Thisis mami}' asttributable fo the fack of
avatiable larger tracts of fand o be doveloped,

There have been a couple of small bousing projects that bave been o are being developed. One
i5 locuted off of Johnson Road in Bhe enstern portion of the Township and another is off of
Hurffville-Chenloch Read in the western portion of tovar. Fach geacrally offers a single cowrt of
a handful of homes tat were approved several veors age and have recently heen built out.

Most developers have expanded their search for vacant Jand into the neighboring communities of
Monroe Townslip, Franklin Tovenship, East Greenwich, and Hartison Township for the larper
rracts. Within Washisgton Township, some smaller traets of fand are vielding smalier soile
residential developmend, but Jarge-scale development has mioved into other areas of Gloucester

Cowny,

To exlibit cunrent market conditions, an analysis of Gloucester County and Washington
Township MLS data wis completed. Homes within a sales price range of $150,000 10 $2006,000
were researched 0 determing what changes in the marke! have cocurred in the past five vears.

The following chart sxhibits the MILS analysis from the past fve years for existing homes, As
shown, the munber of vits Hsted has declined significamtly stnce 2006 for hoth the County and
Tovmship, while days on the market have inercased. Pricing in cach has declinesd, with the
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Tovmship appearing to be moic susotptible (o the decline. The zverage sales prices for homes in
the $150,000 to $800,000 range have decreased approximately 10% since 2006 ad 2007 within
the Township, winle the County bas experienced an approxinately 6% decline over the same
period. More reoent data demonsiraies that the Township Bas continued to decline from 2009
and 2010 by approximately 4% to 5%, while the Cownty has rerpainder relatively stabie ever the
sane period, .

e o S L U T ““r éy 2 e ’" SR e
R e
e e e B e [T A R L G

LT DG S A L T N 1
W IR ) ;
RAMD] ~1AWEM T3 2E00WY o3ael 4 MG

£ £ 3 W

IR ST ALY 35 MTIIE e § Jeda
eI AREE] 4T §5 RS RN 1 Lep0] dish 1F v e L
31 15%

A VT M ST T I 2N S IR T M T I AT
: ; i

R
fi ey
AR

et

L
Aot ML M R G Y
R MR T B R N R e i X L
9

VSt | STl rhevs bR 2ehani i 1GU%
MaRIe 15010 A bR Msaed REm 1 A3 R

e T 13 ascdsel AN
¥ ST icE faked Jram Tratrd (L8 far cristhugs Pesidiriras fo Hie gren rengs of 510D 2o FEN G

o e e e _— e
g R R A R
sty

12 Cham bl r; £ v

01 Choryes fomm 205 § feriol Aideed asbee | AW 1 s

T e SN e -5 0 N

e Cargs Sorg 100 o proeed Ssse + Bk | ehweby e GR5SE
- W Chipe domaliftupenne | 4 egin § i | Od8R L oh0R :
b b . 3%CAnsmn fomn 3045 to preomE S T8 | 5 -

Commercial Use - Supply/Demand Apzlysis

For the comniercial demand analysis, demographic data was analyzed for the state, cownty, and
municipality as well as locad broker publications, The 2010 Census snd a wich-hased prograny,
STDB (Site 1o do Business) onling, were ufitized for the demographio data,

The mamber of conmmercial units within Washington Township has historically been located
along the Bleck Horse Pike, Route 42, Delsea Diive, and portion of (he main county routes
inchading ap Harbor Road, Furffvitie-Crossleys Road, and Fives Mil Road Egg Harbor with
any fiew development ooaring in proximity 1o the hospital. Due 1o the expansion of the
hospital and the suerounding medical office uses, demand for space that can be ntilized for
ofessional use has increased with prospective buyers converting residences info office use
where pormitted.

As a result of the new construction and subsequently the higher price (0 ocoupy such space,
professional office vsers and retai] service users are expanding their search for space o oider

Pagon, Feshington Twp., Gloweester Ceneity, K R £ 3
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residences located along the primary routes in the towaship with the intent of couverting into
usable spane for {heir needs.

I conclusion, the market analysis ndicates that demand for building lots and/or single-family
residences contiave and there are projected incrsases in popidation over the next couple of years
with finited sdditional supply consiag on line within the fownship. Subility iu sales prices is
antivipated as Washington Township is a strong and desirable community within the couy.
Given the subject’s location along Bgg Herbor Read and among a variety of residential and
commnesclal uses along with its potential for commercial andfor professional office use, itls
possible that potential buyers in addition & hose Interested in the subiect 87 a residence, may
consider converting the residence info an office use or other type commercial servios use.

fand Use Controls (Zowing)

The subject property currently fes within the PR-1, Planned Residential Dis{rict of Washington
Township. Permitted uses within the distriet include all permitted uses in the A Residence
district, which imclude single-family dweltings, municipal tower, water storage fank, punping
station, sewage iRl station, model bomes or sales officey, senior citizens housing, and flag-
shaped Jots and neighborhood commercisl facilities as pennitted in the W Commercial distriel.

Condilional zzes inchude all conditional uses within the A District, which inclade agricuitural,
charch, and professionsd office (along cortain highly aveled roadways), Egg Barbor Road is
specifically mentioned as & highly fraveled roadway within the ordinance for s professional
office use,

‘The following chart provides & summary of the zoning requirements based on the municipality’s
schedule of yard, area and huilding requirements:

Minimum Lot Size 23,000 SF¥
Maximemn Densily 1.6 unitsfacie
| Winimun Lot Width 160
Minbnas Lot Depth 2608

i Maximum Lot Coverage 20%

! Minimum Fromt Yard Setback 500
 Minimumn Side Yard Setback 15(each side)
E Minimum Rear Yoar Setback 38

| Miaximum Building Height 35

¥ f gricwiliuns 1vE ruquives & e fof sie of .30 aares.

T addition 10 fhe above requirernents, if the propesty is to be converted into a commercial use,
the parking requirement requives 1 space for every 400 8F of bailding area,

Pugan, Waskingtan Twy., Gloucasier County, NS %
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The subject’s current use as Improved is a pormitted and son-conforming use; i does not appear
to meet the mininnun iond yard sefgack requirement, as it is approvimetely 357 fron the existing
Ripht of Way (ROW}.

Portion of Existing
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i
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. Shapeof Tract: | Modesately rectangulir S

T R T Lt

Topogtaphy: | Site slopes upward from street level en becomes mostly tevel and
. cleared, There me trées at tho rear portion of the subject,

A s  wmrd md d SR 2N

iAccess: "1 Access is avaiiable viaa curb cul along Epe Farbor Road providing '
st 1 0085 AN GRYOSS. e .
riner Influence: o
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E"‘"?‘ Ve e T e [ P T SR T ' -1
" aite Lighting: None i
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Py ad Tandsenpings T Thore aré o sidewaiics Blong the sibject's road frontage and

Fities to S

|
Wolands:

{ Flood Zone:

z Site Improvements:

T tovet ey 1 P atn e e s w3 £ 2 A ppntd

Fox Locatinog Map

landscaping is typical for a residential vse.
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. Sewer T Public sevor
| Water Public water
! Blecte:  Public
i Telephone:  Provided by Verizon
1 A% ror the wwatland delimeation provided by the Gloucesier County
| 1S web based program and the parcel map, the subjeot is not
Cencumberedbyany wollands, e
g According 1o FEMA Flood Map 3401 5007148 with an effective
 dato of Jameary 20, 2010, the subiect is Incated outside an area of
{ anmaral Hooding.
i Above ground swipuming pook, rall ties, gravel parking, aod asphalt |
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Tnprovesents Deseription

Ve subject is comprised of a 1,705 5F, single story, single-family dwelling sitwated over 8.
finished basement and a 700 SE detached garsge. The improvements wesd congtrueted in 1950
and were considered 1o be in above average overali condition.

The information on the bullding is based vpon physicel inspection of the site and improvements
as veel! a3 the townships property record card. The improverient dimensions are from personal
seasirenent of the siructures on site. The construction specifics axe sunnmacized ay follows:

Gomibasiaton ]
| Geners Property Type: r Single-Family Dwelling . i

 Fumber of Buildings: J"i"wo{mde?m&gaﬁg@
{ Humber of Storics: oG o 'i

“Nwmber of Unis: . One

gﬁi,id.ihégjéa:. g . _—— 1 .j.ﬁﬁ.#iaé!iéa.... DR LRt e i Rl [ e J _i
11,705 SF Gross Living Area 1

s ek kot

: Bayemend

11,300 SF Pactial Basoment (Bstimated at 75%) ~ Basoment i :
| essentially 100%, finished offering 2 half bath and lasndry area. There |
| is n small arer that i not finished where the homes mechanicais :
. including hot water healer aind heating systern are lotated.

Pagan, Washingion Twp., Erlopcelar f,‘amu‘x HF 19
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: existing County ROW (Property line) and approximately 607 from
the centertine of Beg Harbor Rond. ——
Oreenpaney & Use

The subject is owner occupied and wilized as 4 single-family residence.
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Permisted uses within the PR-1, Flanned Residential zoning Sstrict include all uses pencitied in
the 4. Residence distvict which are single-fiunily dwellings, municipal (ower, water slorage tank,
pumping station, sewage ift stefion, model bomes or sales offices, seoior cilizen hovsing, flag-
shaped loty, sod neighborhood retail commercial facilities a8 permitted in the NC, Neighborhood
Sommercial district. Conditional uses inchads all conditional uses within the A Distriet, which
inehude apriculfural, church, and profossional office (slong certaln highly fraveled roadways).
The distiic requirements requite & minimum lot size of 23,000 SF for residential development.

Crverall, the legal restrictions affecting the property appear lo allow for development of most of
the permitted and conditiona] uses as dictated by the municipal fand wse ordinance.

Physically Possible addresses the possible use of the property given fic physical aspedts of the
site itself, Size, shape, topograply, and soils of the site affoct e uses to which it can be
developed,

The subject offers 26,354 SF (0.60) acres of land area with adequate access aad frontage aiong &
County Route. The site slopes up from sireel grade and becomes is mostly level and cleared. It
abuts Wedpewood Country Club on the cast side and is bounded by two other residerces. The
s} characteristics and land capabilitics roughout most of the teact appoear to be conducive fo
many of the permitted and conditional uses. :

Crverall, the property appears to be suited for most of the permitied and conditional uses, except
agrienltural use. Rased upon the romng requirements, which allows for residential development
or neighborhaod comunerciel use, it Is possible to be developed as a commercial ox residential
8.

Financially Feasible addresses which of the Jegally peomissible and physically possible nses erg
capable of producing an incoms, or rebirn, equal 1o OF grester fhan the amount needed 10 satisfy
epesating pxpenses, financial obligations and capital amortization. Those uses ibat are capable of
producing & positive retorn are considered to be financially fepsible. However, in crder fo
receive serious consideration as a highest and best use, there must be 2 reasonable expectation
that the vye witl provide 2 sufficient return (or yield} 1o altract investinent cupital.

In fexms of marke demand, the subject s Jocaled within a cormmunity that sxperienced
sremendous growth of single family housing in the Jate 1990°s and sarly 2006's with limited
development since due to limited sites available. The sublect offers an average fo good location
within an acea that offers a nrix of uses including residential, professional office, retail, and
recreational.

The sife oflers average to good physical characteristics for development of many of the perm itted
and conditional uses, Many of the uses s considered financially feasible Inchuding residential
development and commersial use, such as professional offite use or service fype use, It is noted
fhat thete are a varisly of professional office wses Jocated within proximity to the Kennedy
Heaith Syslesns and Hospital, which is approximately 2 miles lo (e south of the subjed,

Pags, Watiington Pap., Glouertar Cionenty, 9 #4
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Maximafly Produciive addresses the one use that is capaide of providing the Wghest retun o
the propeaty.

Development of the sife with a residential uge is congidered probable due to the subject’s
tocation withia a desirable community that is generatly butlt-out with limiled newer residential
development. Tn this regard, the subject parcel should be developed asa single-family residential
use Of & 4 home occupation Lype use.

Fighest & Best Use “As Improved” .
The propesty, as improved, {3 agein examined unsder the same four use criferia, previousty
considered. Where a site has existing improvements on if, it 5 possible that the hiphest and best
use of the Tand nmy be determined to be other than Its existing use. Any difference betwoen the
highost ard hest use as vacant and as kmproved will indicate the various forms of depreciation

and obsoloscenen present at the propeily or affecting the property.

In evalnating the highest and best use, as improved, (he existing propeny improvements bave
heen considered as well ag 2 convearsion of the propedy fo anofber use, and/or expansion of fe
present bwiiding. The exisling inprovements represent a ranch style residence that #5 in ahove
average overall condition offering 1,705 BF of gross living erca and  detached gamge situated
on (25,354 SF) 0.60 acres of hand that siill contribuie significantly to the jand. Stmilar propertios
withiss the market zrca have ejther been converted into 2 setail servive/mrofessionad office use or
have continued fo be used a3 a residence.

1 have concluded thal confinued use as improved is the highest and best use as improved with the
potential t convert info a professional offive use.

Section 5: Valuation of the Subject — Before {he Taking

Valuation Process
An appraisal s at estitaation of value, In order %o arrive al an estimate of markel valoe fora
given propeity, special attention nuust be given (o the typical purchaser who would bt inferested

in that particular fypo of property.

The appraisal process consists of an ordesty program by which the appraisal problem 15 defined
and dala relating fo the subject and its market is sollected, analyzed, and interpreted into an
extimate of value. There are Three basic appronches that must be considered by the appraiser in
the estimation of market value. These approsches to value are known as the Income
Capitalization, Sales Comparison, and Cost Approaches. Bach approach must be considered
and fhe relevant approaches are developed and then reconcilled into a market value eetimats.

The Sales Comparison Approreh is a procedure, which has sy it presmise a comparison of the
sulject property with recent sales of properties having valying degrees of sireilarity w the
subject. Linits of comperison are developed and each comparable gale is analyzed in comparisen
to the subject, This approach (© value has been developed and relied upon in the development of
the market value estimate for the subject.

Pagan, Washinglon Twp., Clewcestar ffeur:@. NS 13
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The ineome Caphialization Approach was alse considered and developed o determine the
contribuiory valpe of the interim use improverents. This approach has been considered but ot
developed since this type of property is generely owger oocupied.

The Cost Approach is a procedure 1hat consists of estimating the replacement ot reproduction
cost new of the building and site improvements, adding sntrepreneurial profit and fand value, and
subtimcting al} forms of depreciation. This approach has also heen sousidered bus not developed,
due to (he age of the haprovements sud since buyets do ot typically purchese propertios on (his
hasis. :

Method(s) AppBed

The value of e subject proyerty has been estimated wtilizing the Sales Compaxison Approach.
The Sales Comparison Approsch to value hus been developed and relied upon in the
devolopment of the masiket value estimate. This is considered t be the best mdicator of value
for a property fike the subject. The Tcome Capitalization Approach was also considered, but not
developed, since buyers do not typically purchase this type of property on this basis and due to
the lack of comparable loase information for iz type of property. The Cost Approach has alse
been copsidered but not developed, dus 1o fhe ape of the improvements and since buyors do not
ypicafly purchase properties on fis basis.

Sales Comparisen Appreach

In the Sales Comparison Approach, markel value is estimated by compating the subject property
to similar propestics that have been sold recently of for which offers to purthase have been
made, A major premise of the Salos Comparison Approach is that the market value of a property
is directly related fo Gie prices of comparable, competitive propusties.”

Tiherens i1 his approach to value is the principle of subsitution, which hokds that “e value of
properly tends to be set by the price that would be purid to aogquire a substitue property of
similar utility and desivabitity within a reasonable amonnt of time.™ 1t is applicable % 2l typos
of res} propesty inteicsts when there are sufficient recent reliable transactions to indicato value
patterns in the marker. When the mumber o[ market transactions ts insufficient, the epplcability
of the sales comparison approaci: is imited

The basic procedure to appty the Sales Comparison Approach is shown a3 fotlows:

{, Rescarch recent comparable sales, listings and offtvings information thioughout the
market area,

2. Verify thal the obtained data s factually acourale and that cach transaction reflests
am's lenptl morket considerations,

1 Select relevant units of comparfson and develop  compparative analysie for cach
unit,

5 1bid, . 397,
¢ Toid, p. 398,
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4. Compare the subject property and compurable sale properties using the dlements of
comparison and adjust the sale price of cach comparable as compared t the subjest
maperly,

5. Reconeile the various valuz indications resulting from the analysis of coinparable
sales fo a single value indication of a zange of values.

Tn the valuation of the subject property the basis of comparison nfilized in our analysis is overall
sale price, which is Bow the market would compare this Lype of property. The research was
primarity focused within Washington Township for bomes offering shmilar locations stong
modesate [o heavily traveled roadways a5 well as comparable size, bedroom/bathreom connt, and
atmenitics,

A summary of each comparable sale used within the abalysis is shown on the following puges
foliowed by the Comparable Sales Adjustment Analysis for fhe subject property and a discussion
of the adinstments made by the appraiser. Adjustments have been considered for various factos
that would influencs vahpe, sochi as Jocation, condition, budreom and bath count, building size,
and amenities, An analysis bas been made of the properties that are considered 10 be comparable
1 the subject property.

Pagan, Washinglon Ty, Gloucester Counly, NJ 7
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Comparable Saie #
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Date of Sale: thellitpc i
Decd Book/Page 4935468
Grantor Cynthia Wenee & Carl (Godiovrski
Grantes: Patrick & Kprin Hartigan
Consideration: 180,060
Assersor Tex T, Binck 80.14, Loy 7.02 '
L Zoning R, Rural Residetiat
Real P ty Rights Q,n oved:  Feo smple N
B s o
fand Arems 3547 {23,525 87
FProptage: 135
Shape: Rectanguiar
Topoiraphy: . Meostly level & clearsi
Wetlands: MNeme
UBHIES: e i iced by well ;3;35! sc;mtf.':){;_g‘%&i?ijf:r E;ﬂgﬁj};ig} I
et e e
Improverents: 1-Slory Brick Ranchker
Teprovements Size (SF) 1,538
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Bedroom/Bath Com 2 Bedroony/2 Bath
Condition (Yoar Buiity Average {1938}
2 car atiached garags and a 2 car detached garage, concrele palic
& finished basement,
AT e

B menitios:

Sele Price: $180,000
Verificd With: Joseph Schwarzman, Listing Agent
Comehitions of Sals hmrket

e

2 ELILTNE L
Higheo! and
kale
Field Inspestion Date(s); March 13, 2012
Commekls, Reporiedly, the rarsantion was arms jength, 1t was listed for
sabe with Century 21 for approximaltely 1 month with an asking
price of 3180680, It is situnted in close proximily o the
imtersection of Chapet Tcights and Thies Road in the entral
portion of Washington Township with a newer residential
development o the rear and condomininms siteated on its tast
siche,

The improvement is an older 1-story brick rancher that was
reporfed t be in average overall condition at the thme of sale.
There are 3 hedrooms and 2 two bathrooms an attached 2car
paragre and & detached 2-car garage. Itoffers a full finfshed
Lagement, sunroom, and brick exterior. Itis situated on &
sectanguler shaped parcet that is mostly level that sits adjacent fo
a retention basin thet sarvices fhe development 10 the rear of the

property.

e Bt 4 AT WA P ST 1 mr i b e,

<
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Tax Map amf Aerial Map - Sale 1
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Comparable Sake #£2 :
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ST e e e e

Adddrads:

Decd Buokf/Page:
Chrantor:
Grandet:
Constderalion:
Assessor Tax 1D

413 Greonires Road
Washington Township, MY

/2612015

ABASIIG

Christopher Verechin
Pevid & Lindi Sellivan
£734.500 .
Block 53, Lot 1363

R, Fural Residentiml

= wg%‘f i
i e
N s

Fromia it

Shupe:
TFopography:
Wetlands:

fieg:

Improvements:
Inprrovemnents Size (3F):

104*

Muoderately Reclanguiar

Meostly Iaved & cloared )
None

s
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1-Brory anc:hcr
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FedroonBath Cownt: 3 Bodroomd2.5 Bath

Condition {¥ear Bujl: Above Averzge {1930

Amenitios: N ) _ Detached parago &
R

Sale Price: 234,500

Werified With: Dravid Beach, Listhug Agent

Condfiions of Sale: Mearket

Field Dnspection Date{s): Mrarch 13, 2612

Comments: Reporiedly, the transaction was arms lengih. I was fisted for
sate with Remax Realtors for approximately § months with an
askilg peice of $239,500. 1¢is situated in olase proxinily o the
intersection of (yeentree Road & Hurifvilie Cross Keys Road in
the centat porlion of Washington Toveship with Washingion
1,ake Park Tocatad in very close proxinity,

The Improvement is an older §-story rancher over a full
Yasernent that was reported §o he in above average overall
condition #t the Bime of sale, There are 3 bedrooms and 2%
athrooms that were reporied to be recontly renovated will
ceramic e and pglass encloswres. There is a large fanily room
with a stone fireplate, 2 custom outdonr porgola, and a detached
parage. It is sHunfed on a rectangoine shaped parcet that iz
mostly lovel and that is simated in proximity © Washington
V.ake Park. :

Pugan, Worhington Tup., (loucester Canntp, M - ¥
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Address 22 ivimsam' Road
Washingrton Township, MY
Connty: . - Cloueester Cownty

ik ‘. L
5 SRS e:&ﬁ"a‘.ﬁ‘!.x’g : Hﬁ%&%ﬁ Rk

Ded Book/Page A850/3%
Crantor: Kristy Divascio
Granfes: Crwven & Kate Wullin
Considerstion: $195,060
Assesror Tax iIn Mook 250, Lat 19
Zaning: PR-1, Residential
A
Land Area: .29 acres (9,525 SF)
Fromage: iy
Shape: Wioderately Roctangubar
Topography: wosdy level & clearsd
Werfands: . Mone
tiiﬂsl ERTA N IS Y I!‘AH ui'}'ig’i e UL S e }i‘:')’-ﬁ}.“ﬂs. "".?,V ‘qi'&'-'?é
R ey
Improvemenls: . {-Stary Rancher
Improvemopts Size {85 1,664
e . o7y
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3 Bedrooo? Taths
Above Average {1959}

BedroomBath Count:
Copdition (Year Buill)

Werified With:
Coditioms of Sale:

Joo Granate, Listing Agent
viarkot

March 13, 28912 .
Reporiedly, the transanction was arms jength. Ftwas hoted for
sale with Remax Realtors for approsimately 3 monthswith an
asking price of $219,900. It is sHuated on the porthth side of
Iohnson Read, 3 moderate 10 heavily tmveled local roadway i
the western portion of Washington Township, Surrounding uses
are mrixed with residential and professionn! office use/relyl uses,

Fiekd Inspection Date{s):
Comments:

The improvement. s an older 1-story rancher oves' s partial
unkinished basement hat wag reported to be in above aversge
overl} condition at the time of salo. Thére are 3 hedrooms and 2
fulf batbrooms as wedl as an abached garage end a swrcom. 1t
offers neswor siding, shutiers, hot water heater, and garage door.
It 5 situnied on & moderately rectangeler shaped parcel that is
ntosthy devel.

Tax Map and Aerial Map - Sale 3

o F T A 11 3
P 4 i SR
T B 0w g g
1 ST ] ; ig
= 2 75' PR -1/ Bk «
= 7L %g 19 2p 3 W %
S - S - L. | S
1 49 35 Lt =
t 18 !ﬁg.m,:gw e a E
B o P B o “<
. 17 4 F qp ¥ 6% IS b3
. ] .ws.uﬁ w el £3 0 8 &
u- wfﬁ 1 v 2 £
JOHNSOH
e ki B 13 b3 o L e L i W 7 =
SEE!
24 b
118 2 B3 £1e EisB{EE By ﬁ S S
.7,a~9_m1. > % = %EE f BEis P oo,

Pagan, Washington Twp., Glowrasisr Counfy, NJ ‘ 13




B & A Asseciates, 110

bl Lo Pa—_ - ETORr s

SEEY

HAagms, Wachington Tag., (lowucester Counly, NJ - 36




E & A Associans, LLC

Comparable Sale #4
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4TS Fishpond Road

‘ Washingion Township, Ni
jur County
T,

Frate of Sale: R Q410

Decd Book/Page: 48137189

Grantr: Mary Yurkosky

Grantes: Famiily Service of Burlinglon County

Consideration: 215,800 '
Assessor Tax IDx Block 411,13, Lot {1}

Zoming: RS, Low Density Residential

Real Propesty Ri Eﬁs{.}md; R . Siple
R

1and Area {1,689 actos 120,088 BF)

Fromage: 1507

Shape; Rectanguiar

Topography: dostly Jovel & cloared

Wetlands: Mene

- _ ) L. SO p———
TIERRHGEI S e

Improvements: 1-Stery Brick Rancher

improvessems Size (SF) 1,638

. e
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BedroomyBath Counl 1 Badwomi1.5 Bath
Condiion (Yresr Buiith Average {1959)
etached sacape & abo

e
$215000
WVerified With: Joseph Rauh, Listing Agent
Conditions of Sale: _  Market
I*_iﬂaﬁﬂi;
iﬁi } - 16w
Hiphestand B
Field knspeotion Date(s): Idarch 13, 2012
Copnments: . Reporsedly, the ransaction was arms Jeaglh. 1 was Hsted for

saje with Century 21 Realtors for approximately § month with an
asking price of $329,900, 13 close to the town borders of
Ghasshoro and Washington Township along 2 moderstely

. Iraveted counly route.

‘the improvement is an alder 1-story brick rancher over a full,
undinished basement that was reported Lo bo in average averal
condition =i the time of sale. There are 3 bedroos and § 44
bathrooms as well as an attached 2-car parage angd beeezewsy,
It §s situntedt on a rectanguiar shaped parcel fhot is mosily fevel.

Fax Map aed Aerial Map -Sale 4
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Buliding Sales Adjustment Analysis/Discussion of Adpustments

Properfy Rights Conveyed: Bach comparable sale vefected the porchase of the fee simple
gstate, The marke! velie of the fee simple esiate is being estimafed for the sulject, 50 no
adjustment appeared to e waranted.

Fsnancing/Concessions: No atypical financing or concessions were reported during the
verification of each of the sales. Thes, no adinstment was warranied

Counditions of Sate: None of the seles offtred any atypical condition, thus; no adiusiment was
regpuitsd,

Market Conditions {Time): The sale prices of similar properties have heen relatively stable to
smodesity decning over the fast two years and no sdiustment for thme appeared w0 be warranied.

Location/View: The sobject offers ma interior Jovation thal is situated along a heavily traveled
County Ronte with pocd access to the aréas highnway network and residential/rendway viows.
The immediste area offers 7 wix of residental dewellings and commercial uses. Fach of the sales
offered similar Jocations and did not require adjustiment, except sale 1. Sale 1 was situaled
adiacent 10 & refention basin and required an upward adiustment.

Proximify £ Read: The subject’s building improvement is situated approximaiely 35" from the
existing County xight of way (subject’s progerty line). Sales 1,2, and 4 offered & greater buffer
from (heir respective roadways and cach was adjusted dovaward. Sale 3 offered a simiitr buffer
and.did not require adjustment,

Zowing: The sabjeot i Jocated in the PR.1 Planned Residential zoning district that allows for
sesidential and commercial uses. Sales § and 4 were located within aresidential zoning that does
not peynil commercial uses and required upward adjustment. Sales 2 and 3 offered comparable
zoning and did not regiaire adjustment,

Stte Size: The subjec! offers 76,354 SF of land area wilh a modevately rectangular shape. Fach
of the sates offered similar site sizes and did not tequire adjustment, except sals 3, which was
smaller and reguived upward adinsiment.

Pesign and Appeal: The subject is a single story brick rancher style single-family residénce
with a functional floor play and fayont, Sales 2 and 3 offored rancher with aluminon or vingl
siding, which is considered inforior and requined a moderate upward adjustment. Sales 1 and 4
oifered similar design and appeal and didd not require adjustment.

Comdition: The subiect is in above average overall condition, Sales 1 and 4 were i inferior
condition and sdjusted upward, Sales 2 and 3 wers in comparable condifion and did not reduize
adjustment.

Bedroom Count/Bath Count/GLA: The subject offers (hree bedrooms, one full bath, a haff
buth apd 1,705 ST of GLA, Differances in room count are aceounted for within the adjustment

-~
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for GLA. Pach sale bs adiusted based upon $35/8F of GLA for differences in Hiving area greater
than 100 SE.

Bagernent:s Vhe subject Is situated over @ parfial basement that is 100% fnished offoring a half
Bath, lsundry area, and open recreationaliliving space. Each of the sales offered full bassments
will: only sates 1 and 4 offering finished basernents, thus no adjustmont was warranted o these
salps. Sales 2 and 3 did notoffor Hnished basements and. required upward adjosiment.

Heating/Cookng: The subject offors baseboard heat and centraf air condiioning. Hach of the
sates offered comparable beatingfsir and did not require adjustment.

Garage/Carport: The subject offers adetached 2 cay garage. Sale 1 offered detached and
attached parages and requited downward adjusiment. Sales 2 and 3 offered ither a § car
attached or detached garage that was slightly inferior to the subject and requized 2 moderate
upward adjustment. Sale 4 was comparable (o Uhe subject and did not require adjnstment.

Anrenities: The subiect offers an above grownd pook, wiich is not an erhancernent to property
value, Sales 1 and 2 offeed either 2 concrete or paver patio and required dovwnward adjustment.
Sale 3 offered a suoom ad was adjusted dowrrward. Sale 4 was comparitble 1o the subject and
did not require edjustment.

Conchusions of the Sales Comparison Approach '

Each comparable sk used in the analysis provides a reasonable Indicution of the subject’s
market value and was considered the best aviiiable as of the valualion date. Based on this
informatinn and other data found within the market, the market value for the subject based upon
the Sales Comparison Approsch is estimated al 3225,000.

The market valee of the subjet property can be further broken dewn 1o aliocate (he contributory
value of the buildiog by exiracting out the value of the fand. Tho market valae allocation is
summarized as follows:

TFoiaf Marliet Valae L7250

1css:

Estimated Yalue of the Land » REO2.000
Equais:

Condripntory ¥Vahre of 1he Bodlding & She 1008
Improvemenis

*4 summtary of the land sales wtitized is located on the following pages, followed by an
adiustrent grid and crnalysh.

Pagan, Washington Twa., Glocester Corrty,
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Addess:

Couny:
Date of Sale:
Deed Bool/Fage:

Grantor:

{Frantee:

Considermion

Assessor Tax 1T

Zantng, :

Read Property Rights Conveyed:
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Clarence & Theresa Brining
Patvict Buiiding & Remedeling
S100,000

Riock 19825, Lot 604

PR-1, Pranned Rosidential

Fee simple

e

SEemameaEE e
75,900

Tatd Atea (SF):
Land Area (Acrek
Frontage (feeth
Shape:
Topogiaphy:
Weflands:
Uiikities:

Street Access

.74

1508 (8¢ por smva)

Restanguiar

Mostly level and heavily wooded
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E& A Associares, LLC

Conditions of Sale: AEarket

Finaneing: . N Cash

Highest and Best Use al time of sale Regidential development

Fiekd Inspection Date(s) March 13, 2002

Oyerai} Bite Price:; $100,000

Commens: Reportedly, Gre transaction was srms length, The propory

was vacant and fisted for sale for almost 2 years with ua
asking price of $136,060. Hwas sold without
oy ingencies or development approvails in place.

"The property is located 2long a keeal road offering
sufficiont frontage and depth fbr residential development.
1t i heavily wooded with a miostly level topopraphy that
dous rot appear 1 be inpacted Dy any wotlands.

Fax Map Comparable Land Sale 1

2605

Papm, Waphingrow Dup, Gloweestor Conegy, N
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Address 507 Tigg Harbor Road
Washingtor Township, NJ

ot

Gloneester Connty
R e
60

Brecd Book/Page: 400212007

Graptor: Ugar Guibabar

Grantee: Crystal Clexa

Consideration: $326,000 Deeded Consideration

$120.806 Betimated Contsibamory Value of Improvemenis
$200,508 Bstimated Value of Underlying Land

Assessor Tax 1x iSiock 31, Lot 5.87
Zening: 37, Offics Residential
Real Progerly Riphis Conveyed: Fee gimple
fand Area (Acreager 1.91 pores
Land Arca {SFY) A3,200 8F
Frontage {Feat) Y28 (BF poraey)
Shape: Moderarely Reciangulsr
Topography: Mastiy lovel & clearel
Weatlands: MNond
HitHities: Seyviced by onsite soptic & pablic waler
Street Access Adequate
e . pr

F;gnn, Favhington Fup., Glovcester Cowny, NS




B & A Associones, LLC

D e e e
Bxisting Lnprovements: ] | 2,685 SF 2.Btory .
e e o e R A A S T g

R ] Colonial residence i rags ohgéuiiﬁga%
5 i : i T T L T RN

Hein R

arilied With: Johnson Varkes, Lisling Agent

Comditions of Sade: Mordoet

_ wﬂ«si?.ash . .

R e HIE ST b

Continyed use e improved with potential for use as a

professional office.

Overzt! Sale Price; E200,000 {Jznd only)
Field Inspection Date{$): Decerber 27, 2011
Commenis: Reporiedy, the fransaction was anius lengih 1 wag fisted for sale

weith Contury 21 Really for spproxinmtely 2 months with an
asking prive of $385,000, it is focated along the heavily fraveled
Egy Harbor Read in close proximity to its intersection with
Ganttown Roed. Kemedy Hospisal end the Washington
‘Fawnship Municipel building are focated just %o the south. Ared
uses are mixed with home offfcs, restdential, governimental, and
mgtitational,

The improvement is an oider 2-story colonial thd was reported 1o
be in peerage overall condition with newer kilchen and
bathrooms. 1t offers a 2-car parage, swweom, and ¢nclosed
porch. The grantes infends on comtinued use a8 a singe-funily
yesidence. The contributory valne of the improvement has beon
estimaled based uppa an exlorior ingpechion, the agefoondition, as
well as the tax nssessment.

‘The propesty offers 128 feet of frontage along g Harber Road
on a site that s moderately rectangular with no wellands, Zoning
allows for devalopment of the site for residential and professional
office uses. Dne o fie nanowaess of the site, forther subdivision
and the development of multiple residontial units is anlikely. The
site would appear to be best sulied fora professioma) office use, a3
i vasand.

#1

Pa:gnzt, Hoshington TA:#, fHowcestor Comwat, NF




E@ A Asociates, LLC

Tax Map aud .famai Wap - Safe 2
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cmparable Land Sale #3
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&

1366301 1
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Date of Galo

5

A0
Grroup Ton Butlders Inc,

Bruce Paparons e,

&5
F40,000

.

Deed Book/Page:

Ciranter

Creniee
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tderad
Assessor Tey 1D

n&t
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e
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Mostly Jeve and closed

Moderately Irregular
None,

Bieek 19, Lot 1009
R, Rosidentind
FARY (2007 por aere)

f

Ol :‘HH!P
0,74

A3 padabic
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oning
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Real Proporty _Rights Conrveyed

Eanmd Avea {Acre}
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Shape:
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E & A Assodates, LLC

Verifiod With: Mitehell Zhbie, Reprosentative of Grantor
Conditions of Sale: Markel
Fmdve O R
s‘ :,. aﬁﬁ.\% e I 3 -- 1 ' ,.. - ,.“ » % ,- ,.i _:I i gy S * i g : ot %":‘”&v&:'r i
Highest and Best Use at Hime of yale: Developraent of & single family residence
Piold Inspection Date(sh March 13, 2013
Crwerall Site Price: $140.000
Comments: Reporiedly, e ransaction was arma length, This sule represents

: ' the acquisilion of one of two building ivts lecrted in 8 count of
neveer homes located off of Hinffville Gienloch Read. The
grantee is a builder who purchased twe lots, sach for $140,000
and subsequently constructed siagle Family msidences (o market

" for sale.

The property is oated along 2 court that 5715 adjacent 0 48

: elementary selioot along Hurfiville Gronlosh Read, The lot offers
' saffidient frontage and depth for development of a residence with
a2 mostly Jevel and cleared topography.

Tax ¥ap Compavable Land Sale 3
SHEET  5.13

Fagay, Weshington Py, Gloweester Cowrty, 87




E& A Associates, LLG . )
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Address: 112 1, Todly Avesug
: Washingten Tewaship, N¥
Cowmty: Glovcester County
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Diate of Sale: LYY
Deed Book/Page: quzTA
Grantor Marparet & Goorge Kandle
Crrantes: Thomas & Dielorsh Bemnell
Cansideration:! FI60,000
Assersor Tax T Biock 56, Lot 15
Zoning HC, Highway Conpmeisiak
Fee ﬁimpia':;
See s
56,769
Land Ares {Acre): 1.6
Fromage (Teet)) 200 (154 per el
Shapo: Moderalely frregular
Topspraphy: Meslhy level and cheared
Wollands: Hana
Utilies: Al public available
Strent Acooss Adoguate

Pagan, Washington Twp., Gloucestar County, N/




E & & Associates, LLO _ — .

'ﬁferfﬁed With: ) Thomas enﬁem Grantee
Conditions of Sukes Mearket
BN e S

Highest aid Bost Use al time of

sale: Development of a single family residencs {Use varfanae reguired)
Field lnspection Datelsy: T Mareh 13, 3012

COrverall Sife Price: $160,000

Comoents: Repartedly, fhe fransaclion wos anns leagh. "The propeily wak

nurchased by an adizcent properily owner (Lot 14) who has no plans for
development of the site at this time, JLs located with in a eommercial
zone and would requive a use vatianse for a residential ase. Jis within
an arca that offess & mix of uses, many of which are residentlal.

The propesty is fosated in the norifpwestern postion of the wwnship in

" close prowinily o State Route 47 amongst mostly residential us,
There are instifutional and commercial uses nearby. The site i mostly
lovet and clesred with no wotiands.

Fax Map Conpparable Land Sale 4

Pagan, Washington Twie, Honsoestar Crunty, N:f




E & A Associaiey, LLC
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E& A Associates, LLC

Brisvassion of Adjustments for the Land Sales Analytis

Property Rights Conveyed
Rach comparable sale reflected the purchase of the feo simple ¢state, whii¢ the market value of

the fee simple estale it being estimated for the subject. Therofows, no adjustment appeared fo by
varranted. :

Financing Terms
Neither sale concessions nor atypical financing amangemests were reporled dusing the
verification of each comparable sale. Thus, no adjustment appeared © be vearranted:

Condkitivns of Snle
No atypical conditions of sale were reporied during our verification of each comparnsble. Thus,

no adjustment vias warranted.

Wiarlcet Condifions

Axn adinstment for market conditions is made i, sines the time the consparable sales were
transacied, general properiy values have appreciated/depraciated slightly higher than inflation.
The sale prices for this type of property have shown a general stabilization since 2009 and thas
no adfusiment appeared 16 be warranied,

Location: The subject property is Jocated al the intersection o a County Roule and Iocal
roadway avongst a variety of usts inchuding comceercial, residential and industrial. 14 offers
adequate astess 1o the area’s bighway network. Each of the sales offered compatable locations
antd did not require adjusiment.

Land Arvea: The subject offers 26,354 SF of fand aree, Larger sites will typically allow fora
ssullder to construct a Jarger home, while smaller sites will fypically offer smaller building
fnprovements, As such, developers/builders will pay sghtly hisher per it rutes for larger
sites and dower yates for smabler sites, Sale 3 offered 3 compamble site sizes and did netrequire
adivstment. Sales 1, 2, and 4 required a dovrmvard adjustnent for superior sife size,

Zoning: The subject is located within the PR-1, Planned Residential divwict that alfows for a
variely of uses incinding residentia) and comimercial. Each of the fand sales Gifered relatively
similar zoning and 4id not require adjusiment, except sale 2, which i Toeaied within the Office
District that allows for more pemittied uses. Sale 2 was adjusted downward, for superior TERITE.

Physical Charactoristies: The physical characteristics of the subject properly and each
compuarable is summarized in the following wble, Lots with greater strect fromtagedacre and/or
nuinber of strect frontages sequire downward adjustment, winls those with kess soreet
fromlagefatre andfor number of stecet fonfages require upward adjustment.

The table alse demonstrates the type of adjusiment required for differances in fontuge, shage,
and topopraphy. Bach sale is adjueted accoudingiy.

Pagean, Baghington Dep., {Houcerfer Comnly, N
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Utilities: The subjest znd all of the comparables offir aocoss 1o all public wilities and no
adjustment was sequired.

Conelusions of fie Land Valwation: Fach comparable sale used in the aaalysis rrovides a
reasonable indication of he subject’s masket value and was considered the beat available a5 of
(ke valuation date. None of the chasen sales réflected atypical concessions oF inancing. Based
on the analysis of the most recent comparable sales, the market value of e sublect’s lend is
estimated at $108,000 {Equivident fo 74,394 SF @ $4.3065F, Founded},

Sumemary of Value Indications - Before the Taking

Cost APPYORch s UTORON | 1 1:%
Sales Comparison AFPTOATH mrmrirrmrerssimassssmsnsssss S22 G0

Izcome Capifalization F T Lo [POTP U —————— /.
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E & A Asseciates, LLC

Abeats [

Corretation and Fiwa)l Value Estimate - Before the Taking

During the apalysis, # was found that the Ssles Comparison Approach o value provided the best
and most reliable indication of the subject maret value. §t was developed, since this type of
property 55 often purchased on this basis, Afier making the appropriaie adjustments 0 each
coraparable sale, areliable market value estineate vesulled.

‘The fncome Capifalization Approach and Cost Approrch were also considered, but not
developed,

After considesing @1 of the facts and circumstances in comneetion with the subject property, {
conclude fhat the cstimated Market Value for the Fee Simple ¥nterest of the subject Before the

Taking as of March 6, 2012 wag

TWO BUNDRED TWENTY FIVE THOUSAND DOLLARS
($225,0680)

Pegan, Weshingren Twp, Glovsester Comtp, 7 57




E & A Associases, LL.C

Section 6 Nature of Taking

The Gloucesier Covnty Pepariment of Bugineering is propesing o reconfigure gy Harbor Road
{County Route 630) from Hurffville-Gronloch Road to Ganttovn Road, which will inchude road
realignment, adding a center lane for tarning, and modifying the major intersestions. To
accomplish s, the existing ROW (Right of Way) must be expanded in oxder to accopunodats
the realignoiont, which requires the acquisition of land from property owners along the proposed
aveas, The following section details the proposed taking area e I applies 1o the subject property.

Degeription of Taling

‘The taking Ivolves one non-exclugive roadway improvement easemen. The taking is doseribed

in the folowing chart:

R
o Rk ...Hb.i. CE R A

 Intorests Asguired;

and ArcafDimensions:

]

S e Lo

1
H

R
!
b
M

1,960 §F {é D45 aeresy
| (13" in deptiy by 127" in Jonet)

[

DescriptionfLocation:

S

T ]

Property Owners Fmure Iight of Lise:

: Wioderately rectanpular i shape and located
 along the Beo Harbor Road fiontage,

aem

use and mainfain the avea, Tt cannot consfiuct
any buildings or stmciures.

[ N ]

DY e L L EELP YR

}}'a‘sprmfeméﬁig Within Taking Area:

The {aking will fraverse across the subject’s
front favm and drivoway. There are also (wo
tees approximafely 357 tall, portion of jpavel
pearking area, and miload ties. The County is
proposing o install a retaining wall and
Iandscaping shrubs along the new ROW as well
a8 realinn and repave of repluce the entire
drbveway in sn offort to mitigate the damages a5

rem b AR IR

T
i

Aren

I'Fhe amer, of s assigns, Wikl retain the aght (0

S

i AL A Y ¢ b 1 ey e
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E & A Asseciates, LLC
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¥ & A Assoctates, LIL

Seetion 74

Peseription of Remainder

Valuation of the Subject ~ After the Taking

The property will continue to offer most of the same physical characteristics as before the saking.
After th Taking, the site’s physical charssteristics are shoven as follows:

. te ﬁrca?{‘"a&
i Smopley .

it =t
I

'} Fee Simple Land Area | 7.44%

 Redyced:
: Frontage:
Sivpe of Tract:

e et 3t e v e

Mopogeaphy:

R g L

! Adbess:

amre,

i a e

Gomer Tnfleerces

Eascments:

T L LT L]

Damages:

3

b o e e b Bt

e prn T TR R,
S

[

[ O N P

BT T P

" e County Wil ronhgn the oxisting

1 b e e e A

[ Tineroachments:

o R e e ey ey B

"} A% 8 rosat of the ROW fakivg, the distance from e |

! avesidence wilh commercial potential ey improved,

__,_,_,,; ':":-g:‘-.‘,\'-‘..‘

: ;
5 -Eﬁaﬁi\jbhﬂr}iﬂ;&
: 24,394 square feet or 0.560 acres ]

i

HE VY i

| The frontage will be reduced by 2 as a vestlt of the takdng
_idwioteoverallshepe of theswblect, L
| Moderately rectangular
i i
S R T e

s e e e e st s £ 0]
driveway and patking |
! area with the road profile as well as add another access point:

. atthe north end of the Bag Harbor Road fropiage.

N ?:‘Lé:ine'éé'iﬁﬁfpr@ the faking.
" Fhore will be a NonBwclusive Rosdway improvement |
.. Basement along Bge Hatbor Read. | oo,

: Same as botore the laking.

 Same as before the taking, T

H i

 residence (o the proposed cuzb line and Right-of way will be !

L reduced o 357 o 207 or approxinmiely 43%, Asaresulf |

* of the taking and the proximily of the new ROW lo the
buikding inprovements, damages o e remainder are

anticipated. Alfhough the roadway will not be shiffed 3

towards (he residence after the wking, the oversl] bulfer

' trom the subject’s residence t the new proposed curh line is

' reduced, which results n a residence that may be shghtly

! tess appeating to the marketplace than before the taking,

" The front yard setback is siill non-conforming as it was in
" the before (he taking.

 The highest and best use of the subject romains the same o
| Before the Taking and the talking does not impact its
! potential 10 be developed as € vacant ot the continued use as

bl
H
L1
1
]
i
i
1
.

1o e

Pagan, Weshington Twp., Gloweestor {:'b!fié‘f-}f. w
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E & A Associanes, LLE

Fiighest & Best Use — As if Vacant {After the Taking)

Aftor covsidering each of the four criterda, the highest and best use of the property, As if Vacast,
remins (he smme 25 in the Befors fie Tuking analysis and is determined © be development in
accordance with zoning, likely a residential use.

Highest & Best Use — As Xmproved (After the Faking)

Afier considering cach of the four critexia, the highest and best use of the properly, As Linproved,
repaning the same a3 in the Before the Taking analysis ad is determined to be continued use a5
improved,

Discussion of Vatue (Afier the Taking}

in determiping the value of the subject Afier the Taking the appraiser has wlilized the Before the
FTaking estimaied value less the estimated value of the land taken and diministmment in valus 10
the building improvements as a result of the faking ag shown below:

Value Before the Taking

1,085 Value of the fand area faken ' ,
51 The diminishment in vaine of ihe Improvements {damages)
Egualy: Vaine After the Taking

Thie taking consists of a permanent roadway casementt that shail ippact an ares along (he Bgg
Harbor Rond frontage. The owuer will refain the responstbility of maintaiping the land ama ol
improved as a road, but will not be able 1o construct any improvemends within the area. The
atue of the fand area [0 be taken is based upon 100% of the value of the land, since the .
canoment will be perpetuat and the taw of eminent domain deerns the possibility of the
abendonment of & perpetual easermnent by a noniser 50 IeNote and improbable that {he courts
goncrally rule that a fee owncrship encumbered by a perpetual road easement has litle or no
market vaiue.

The contributory valie of the Tmprovemenis (including site and building improvements), Alter
the Taking, is based upon the estimated impact o the xoad casement on their value, The right-
of-way will be located approximately 207 from the dwelling as oppesed to approximately 35 i
the same vicinity befors the taking. The diminishment in value of the building mprevensent is
estimated at 20%. Therefore, tho contributory value of the inprovements is reduced to 80% as
compared fo hefore the taking conlributory value of 160%.

The indicated market value of e subject, Aller the Taking, again fe based upon the Refore the
Taking vafues Jess Jond lost ang the diminished value of iprovements, It is sumenarizesd as
follows:

S oridibutory Vatme of the anpreverments {Befae the Taking) | | %1000
Eovr Db g [20% L) SO0l
FEguals: Contributory Value of the fomprovenests {Afler (e Taktng)  $96,000)-
Dhus: Vah of tho Lang Adiy ma"‘i‘é}fcg;g T T 506,508
T e PR e e b TR TR 4
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Compensation for Site Improverments

Compensation must also bo made for any site improvements that will be pomaaently impacted
by the 1zking. Compensafion for the mature trees it acecunted for within the valuation of the
raking aren and the diminishment in the value of the improvement due fo the taking. The
depreciated valye of the asphall driveway has been estipated utilizing the Mashal} Vahation
Service, while the depreciation has been catimated using the age/life method.

e T
S e i e
At thit pATER Temarpteg Vi | iopropitet
Lt Per Lhit Fifr Drardd | AN - Anefhif ekt
GUET—————— e e
i LT AfRETERIS AT e e L R T B i
meonESEETIEEE R L S
O DO ; BN 27 17 LR R T .
i : - ot Mniupdtert  LAF

b fulrp e miTies

Damsages 1o he Remainder
As previousty disoussed, damages 10 the remainder sre anticipated as 2 sy It of the ROW taking.

Any potential damage to the remainder has been included within e diminishment of value of
the improvemenis, Afler the Teking,

Cost £0 Cure
As previously discussed, eny potential damage to the remajnder has been compinsaled within the
egtimation of value Afler the Taking.

Correlation and Final Valne Ksfimate - After the Taking

Again the appraiser hag viilized the conchuded valve of the subject’s fand and confributory v Jue
of the improvements, Jefore the Taking, and ks estimated the value, Afler the Taking based
upon the impact of the Joss of Tand and the diminished value of the Improvements.
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After considering all of the Facts and circumstances in connection with e subject properiy, {
conciude that the estimated Market Value for the Fee Simple Interest of the subject Afver the

Taldng as of March 6, 2012 1s:

ONF BUNDRED NINETY TWO FEQUSAND SEVEN BUNDRED DOLLARS
($192,7109}

Pagam, H’{L?Jri:;;g,';;}; P, Glonicester County, S 63
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Section 8: Conclusion and Justification
In the final reconciliation, the appraiser must Bisuce that the approaches and methods used relate
to the real property Interest being appraised, the dofinifion of value under congideration, and the
purpose and use of the appraisal, In the analysis of the sabject, each of the thyee traditional
approaches 1o value has beon considered in estinmating value for the takings of the subject
properly, The following value estimates were derived by zach approach cropleyed;

The following is & mummary of the value estimates Before and After the Taking, as well as the
estimated vales of the takisg,

VATHE BEEDTE crerrresmeermeretermmessapasssrssssassesssansressersererseersneirasins S HA0GE
NATEE AFLET —crereerererrereesesssssreresssressssamyrmsrmsmremsremscsssstiarensansnaess 5 49 2 FOU
Value of Part Taken & Damages to Remaidey oo £32.300

Dhuing the analysis, it was found that the Bales Comparison Approach was the only reliable
indicator 1o cstimate the market value of the taking and dasnages to the remainder, since
properties within this market are lypically pwrchased on this basis. Clomparable inproved sales
were snalyzed based on their overall sale price white land sales wert analyzed on the sale price
per sauare foot of land area, After making fhe appropriae market adjustments 10 each
comparable sale, a refiable market value estimate resuited.

The Income Capitatization Approach was also considered but was not developed, since an
adeguate supply of comparable fease information was ot found for undevsloped land zoved for
this type of use. In addition, this approach to value does nod reflect the fypical motivations of
tand purchasers within the market.

The Cost Approach was also considered, bt not developed, dus to the sabject’s older
construction; it is difficult o determine the physical depreciation ad the chsvleseence aggonialad
with the dwelling. Addigonally, typical purchasers do not villize this approech.

Afler constdering afl of the facts and circumstances in connection with the suinect properly, {
conclude thal the estimated Market Value for the Takings and Damages to the Remainder as of
NMarch 6, 2012 i

THIRTY TWO THOUSAND THREE HUNDREDR BOLLARS
(532,30)

E?agan, Washtagton Tap, (Fowcestor County, MJ 44
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Section 9: Adden tia‘

Pagan, Warhington Pap., Glowcester County, NS o
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Photographs of the Subject Property
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Photographs of the Slibjcct Property
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-I’]mmgraphs of the Subject Froperiy
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Phoiographs of the Subject Froparty
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Plrotograpis of the Sulject Froperty
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Photopraphs of the Salject Property
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Photographs of the Subject Property
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Fhotographs of the Subject Property
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SPRY =

Portion of Zoning Ordinance ARTICLE XL PR-1 Planned Residential One Disiriet
5 285-53. Parpose.
A His Sve purpose of the PR+ Planned Resideniial One District o permit single-
family developrrents to be huilt on lands formerly zoned rural and desiguated in
the Master Plav as R/LA, provided that additional desipn and performance criteria are
met o the satisfaction of the Planning Board. Afler a wact of rural land has been

granted rezoning (o PR-1, he applicant may reduce the sizé of 1018 to the dimensions
specified in this article. However, the toml mmber of units prrmitted may not exceed

|6 unifs per gross ake.
B, Freshwater wetiands, a5 defined in the Mew Jersey Fresh Water Wetlands Froteotion
" Actaf 1987, N.J.S.A. 13:98-1 et seq., cne-hundred-year floodplaing, floodways and
flood hazard arsas are not inchaded in gross acrospe For the purpose of calculnting voils
PEX Zross asre.
8§ 285-54, Permitted and conilitional wies.
fn ony PRe1 Planned Residential One Distrisd, land, buildings or prerises shall be vsed by
right only for one or more of the following:
A. All wses permitied in the A Residence Distiet
B All conditional uses of the A Residence District, provided tha the conditions set
forth there under shajl be complied with.
C. Neighbothood retei] commercia) facilifies, as permitted in the NC Conmmgress
Distict, subjset to the regulations of § 235-58,
§ 285-55. Accessery uses.
Al aocessory wses permitted i the A Residence Distriot shall be aliewed.
% 285-56. Area and bublc regnlations,

A. The following ares and bulk reguations shal] b fallowed for projects that are 100

small 1o generate the required amov of open space dnd setive recreation facilitics and

acreage specified in the open space regulations of this artivle, Seotion 285-58 shall not
beutilized for prajects that are measued in accordance with the following repulations:

{1} Minimum jot stze for agricultural uses: 5 172 acres,
{2) Minitum ot size for other uses: 23,000 squars feet.
£3) Waximum density per gross aorer 1.6 units,

{4y Minimn Jo1 width: {00 feet,

{5} Minirum lot depth: 200 fodl.

6 Maximean Jot ¢overage: 20%.

{7) Minimup front yard: 59 foet.

£8) Minimun side yards: 15 foet cach.

{93 Mimiman rear yard; 35 feet

(10} Maximum bullding height: 35 foet.

B. The following area and bulk regulations shall be foliowed for all other projects,
except that the deasity shall not exceed 1.6 units per acie, Hut oply if the Mlamning
Roard approved the cluster coneept:

Popran, Washington Tep., Gloucaster County, NJ
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{13 Mintmam 1ot size: 10,500 square feef.

£2) Marirum densily per gross acte: 1.6 vails,

(3} Minimum fot width, 80 feet.

{4) Minirum Jot depth; 125 feet.

{5y Maximum lot coverage: 25%.

{&) Minbm font yard: 30 feet.

(7} iinimum side yards: 10 feet each.

£9) Minimura rear yaed: 30 feet,

{9 Maxinnsn building height: 35 feet,
€2, Fresirwator wetlands, as defined in ke New Jersey Frosh Water Wotlands Protection
Actof 1987, N.LEA. 13981 ¢t seq., one-hundred-year foadplains, floodways and
Hood hazard areas axe not nclwded in gross acreags for the purpose of valculaling wnits
pes gross acr¢ in Subseotions A and B of this section.

§ 2858-57. Open space renuironients.

A. Inorder for a project t© qualify Tor development under this srticle, the
ik open dpace and aolive recreation ac shall 5ot be less then five aores.

8. The open space and seitve resreation Jandy shail comply with ail of the provisions of
Article X2V, Cpen Space Regulations.
§ 265-58, Nejghborhaod commercial reguiations.
A Neighborhood commercial centers may be permitted, at the discrction of
the Phanning Bowd, provided (hat each conlor is designed as an integral unit and does
not exceed two acres for cach S0 sures of total project developrient.
B. No single commercial conter shall exceed four aces in size
. Al commurcial centers shall be Incated on major roads eagable of supporting the
anticipated 1affic volumes.
12, The traffic patterns sssociated with the cmmercial center shall not be detrimental fo
the residential charrctor of the neighborhood. :
§ 285-59. Reduction of fot sizcs.
A. Notwithstanding the above regulations, and onfy with the spproval of the Planning
Board, in any residential developmient no more than 10% of the Jots may be reduced in
size 1o not fess B 7,500 square feet each, provided that the reqguined original
overalt density is malntmined for the entire project.
73, Lots Mt 2re less then 10,500 square faet in size shall conform to the following
regulations:
{1} Mintmum Jol width: 75 fect.
{23 Mimimom ot deptii 160 feet.
{3) Maximum lof severage: 30%.
{4} Minimum front yard: 20 fest.
{$) Minimum side yads: eight feet each.
{6) Miniaum sy yard: 25 feel.

Fengar, Washingion Twp., Clowcaster Corrdy, NJ i . 7
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{7} Maximum building height 33 lect,
., Al such lots shall not be grouped together contiguously, bt shall be seatiered
threughotut each development. The purpose of this stiphlation is to pomots dedigs
Hewibility and creativity and 1o work with the patural constralnts of the Jand without
affecting the maxinpum pernitied density. Accordingly, such lots showld only be
desipned when standard Iots of 18,500 square feet aro not physically appropriate.

§ 23560, Conditions prior to approval.

In ovder 1o qualify for increased densities, the following facts and conclusions shali be found
by the Planning Bourd prior to approval of all residential devolopments pertniticd by tais
articke:

" A. That departures by the proposed development from zoning reguiations otherwise
applicable to the subject properly confonm 1o the slandards established in s chapter
for the applicable distriels,

B. That the propussls for mainfenance wd conservation of the common open space are
reliable, and that the amount, location and purpose of the commton open Space wre
adoguate.

<, That provision, thiough the physical design of the propised developraend, for public
services, control over vehicular and pedestiian traffic and the amenities of Fight and air
arud recreation and visual enjoymant are adequale,

1), Thai the proposed planged development wilf not have an adverse impac! wpon the
aves i which it is proposed i o estallished.

E. In the case of a proposed development which contemplaies constraclion over
pestod of years, that the lerms end conditions intended 0 protect the inferests of the
aublic and of e residents, oconpants and ewners of the proposed development in the
wotal completion of e development arc adeguate.

E, That the project shall have service availalde within 9 wasonable distance for
chwrches, schools and medical feciliges. :

k. That refatl seiviee functions shell be available nearby,

. That the project shall have incicased recrentlon facilities available,

1, That the location of recreation fuolitties shall be contratized with casy access from all
direciions.

1. That the active recreationa) facilities and open spaces shall be linked together with a
wnified pedestrian path systeo throngh the entire project that diminishes conflict with
vehicular Iradfic.

K. That the project shad] be in conformance with the Master Plan.
.. That il projects shall be located along major raflis averies.
M. That all projects shall be lovaled near developments of similar densities,

N. That ik need fo conserve natural feaiures and sepsitive band ireas such ay woods,
flovdplais and erodible soils must be demonsiraled.

0, That the opporluniy fo preserve agticultoral lands may be a faston

Pz, Wastdngron P, Flowcestor Comvty, M
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P. That the project shall show an improved ovesl] dsai;g,ai concermng stresty, ot
and open space EFANEYRENIs.
¢, That a variaty of housing designs shall add 1o the aesthetic appead of the project.
R. That pedestrian crossing points shall be completely designed for the ease and safely
of pedestrian movements.
S. That atl proposed stormwaies diainage basing or retontion bosins be surounded by
permanent fencing of a type and dimension specified by the Township Engineer,
together with the Jandscaping in accordance with the specifications of fhe Towmship
Enginesr, for the purpose of reducing the health and safely hazards of such basing and
iraproving the acsthetics of thelr appearance.

§ 285671, Oihey roguintions,
A. There piust exist approved public water and public sewer sysfems, which shall be
available o each Jol prior to the issuance of the building pennil,
B. Al other applicable regulations of this chapter shall be followed as required.

ARTICLE VI A Residence District
§ 28523, Permitted uses,
n any A Residence District, Jand, buildings or premsises shall be used by right only for one
or more of the foflowing
A, Suype-family detached Touse.
1, Muricipal fower, water storags lank, walket reservoir, waler pumping station and
vister trealment plant, provided that the architectural design of the exterior of
smy building shall be in keeping with other shmctwes in the neighbothood and shat be
reviewed and approved by the Maming Boeard.
. Sewaps 1if} station, water pumping station, unrderpround transtission lines and pas
regutator staitons, subject (o the foliowing special reguirements: ‘
{1) There shull ke no storage of maferials and tucks and no repali facilities or
housing of repair crews excopl within complelely enclosed buildings,
{2) The architectural design of the exterior of any huilding shall be in keeping with
other structvres in the neighborhood and shall be reviewed and approved by
the Planning Board.
{3) Scrconing shall be developed as defined in thix chapter. All plants not
surviving ong yesr after planting must be replaced.
D, Model howes or sales ¢ffices within & subdivision, b only during the period
necessary for (e sale of new homes within such subdivision, Such uses shall notbe
considered a business use.
E. Senior citizen housing in conformance with the single-family concept of this
district,
1%, Flag-shaped lots, provided that these shall not have less than one-hundred-foot
frontage at the required building sciback line, and thal no more than one flag 1ot shall
te subdivided from a base Jot, and that no two flag lofs shall be contiguous to each
ohez.

Pagan, Wasbingion Dy, Glewaastor Loty M
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§ 285-24. Conditional uses.
The following conditional uses may be authorized by e Planping Bowd, provided thas
applications conform to (e following specifications and standards:
A Agmicnial vses, provided thal:
(1} The use will not injure or detract frowm the use of neighboring property.
() The use will not detract fiom the character of the netghborhond.
(3) The wse of property adjacent 10 the area inchuded in the plan i adeguaiely
safeguavded.
{4 The property is suitable for the intended uge.
€5} The use will service the beat interests of the Township,
(6) The use will not adversely affect public sewers and facilities such as water,
sewer, police and {ire prolection.
{71 The usts will sot adversely affect the draimage faciitics in the adjatent
neighborhoed.
(8} Chemical and fertilizer usage and storage will not be detrimental fo people,
animals and plants and water i the nelghborhood.
(%) Ascessory buildings will not adversely affect the charucter of the
neighborhood.
{10) The use shall meet the requirernénts of Agticle XXXTV, Farm Regulations.
B. Chusch, chapel, convont or siflar religious inslilnfion, mcluding roctory or parish
house, provided that:
(1) The voverage wiil notexceed 20%.

{2 The siie plan design shall not be detrimental to the neighborhotd and side
yards shall be not less thair 20 fest each.
3% The 1ot depth and yard arveas witl conform {o the standards set forth in s
district, except a3 noted above,
(4) The parking requizements shall be in accordance with all the regiations sel
forth in this chapter.
(., Profussional and general offices, medical and legal offices, real estate and insurance
offices. A residentia) use may be combined with any of the above uses in e
samie building, provided that the sesidential occupant is aiso the user of the office
facilities. AlL of these conditicnal uses shall be subjoct to the RoHowing standards,
which are in addition to any other standaeds for condifonal uses set forth in other
residential districts where such conditional uses are allowed by roference 10 the A
Residence District
{1} Standards set. forih in Subsection A(1) through {7) above.
(2} Alk lots shall bo directly adjacent to the roads listed below. Lols within the
interior of a housing development shall 704 be considered for (he conditional vse.
Delgea Binive
Blasiowood-Bamshore Read, from County House Road to Delsea Drive

--------
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figg Habor Road

Fish Pond Road

Berlin-Cross Keys Road

Black Homse Pike

Woodbury-Twmersville Road

County House Road, between Hueffvilte-Grenloch Road and the Camden County
line 8t Lakewond

Forfivite-Grenloch Road, fron Delsea Drive 1o Horflville Road
CGrentoch-Bslina Road _

FHurffriHe-Cross Keys Road

Pries Mill Read

Williamstown-Rlackwood Roud

(Hassboro-Cross Reys Road

Greentree Road, between Lantoin Lane and Hurffvile-Cross Keys Bond
Ganttown Road, between the Black Hovse Pike and Hur{fville-Cross Keys Road
(3) Architestural standards set fortl in § 285-108. '

{4) ‘There will not bé any noise and Hghting situations adversely affecting adjacent
residential propottics,

£3) A tweptv-fool-wiile setback shall be provided between aay parking aree and 2
property line, where such parking s directly adjacent o a preexisting

rostdentiat dwelling or lot Such sethack shall be fonced andior fully planted witk a
landscape buffer, ag provided Jor in tis chapter.

{6) Tho applicable arca and bulk standards shadl be ws set forth for the zoning
district where the property i locatod.

{7) One froestanding sigh, not sxceeding (wo square feet, is pennitted. Facade
signs are prohibited.

{8) For the conversion of an existing building, the plan submitted may be
cansiderad a minor sise pln if 50 classifizd by the Planning Bowrd. All plags for
the constriclion of a new building will be considared major site plans.

(5) A buiidings must have the: front of the building facing the roads listed in
Subsection C(2) above.
§ 285.-25. Acoessory uses.
Only the following accessory uses shall be permifted:
- AL Customaty aoccssory residential nses, ineluding private gavages and utility sheds.
B. Private swinnaing pouls.
C. Private grosnbouses,
D. Private gardens,
§ 2R5-26, Area and budk regulations.
The following area and bulk regolations shadl apply:
A Minimum lot size: 60,000 square fael.
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§. 28

B. Minipumn lot width; 150 feel,

£, Wiintrmam 104 depth: 260 feet.

D. Maximum ki voverage: 18%.

1, Minimn front yard: 50 feel.

1, Minkmum side yards: 15 feet cach,
G. Minhoum rear yards: 35 feet.

1, Maximum building height: 35 feet.
527, Other yegulafions.

AN other applicable regulations of this chapter shall be followed 45 required.

ARTICLE XVIL NC Neighborhood Commercial Distriet

§28

S5, Permifted nses.

[Amended 3-8-2007 by Cvd. Mo, 4-2007]
In any NC Neighbothood Commercial District, land, butidings or premises shall be used by
right only for one ot mors of the following:

AL Administrative offices.

B. Bakery.

C, Bank.

1. Basber aud beauty shops.

7. Rookstore and stationery $lore.
F. Clothing.

0. Drugstors.

H, Dy cleaning and Janndey pickup shops,

i, Dry poods and notions glores.
1. Finance and loan agencies.
K. Food marke!,

1. Gift shop and florist shop.

M. Fardware and sporting goods stores.
I, Jewely swore,

(¢, Library and muscums,

P. Medical and dental offices.

Q. Mewspaper and magazine sales,

R, Post office.

3. Radio, television and music stores, sales and service.
T. Real estale and similar professionat office,

1. Restavrant, provided {hat no rostaviain o
in service establisthupent ot efieshment stan

v sinviar yse shall be conducted a8 a drive-
d, sometimes called snack bar, dairy bay,

hamshurger stand oF hot dog stand, where customers and patrons are served food andfor

Pagan, Washingien Tup.. Glawcester County, N
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ey,

drincs for immediate consumption outside the huilding ™ wifich the busiaess iv
conducted,

¥, Seif-service lamndry,

W, Shoe stors and repair.

X. Tailor and dressmaker shops.

¥, One spartment unit, provided (Bt such use is in corjunction with the

main business use, such as living querterd for a watclipan, Such apurtment shall be
located above the main Hoors or in the year of the business structore. An additional two
parking spaces sha}l be provided for such apaviment unil.

§ 28597, Actessory ISes

Only BLeesFory uses oft e same Lot with, and custemarily incidental io, any of the ahove
pormitted uses shall be permitied.

§ 18598, Area and bulk regulations.

The

fllowing ares and balk reguiations shall apply:
A Minfns Jof sizer 13,500 square fect.

3. Mimirm Jot width: 100 feet.

. Winboum fob depths 133 feet,

1. Maximum lot coverage: 35%.

2. Minirmom front yard: 50 feet from all streais.

¥, Side yards: 20 feel aggregate total with 2 minimum of eight fest, provided (hat whens
a writlen agreement is provided by adjolaing propetty owness, 4o side vard shall be
respuived hetween propertics of separate ownership where two oF o commercial 8569
abud side 1o side. In case of a series of abutting Structires pacs) ieling & public vight-of-
way, an open and unobstrucled passage o at Jeast 30 feot i widih shall be provided

at geade lzvet al intervals of not more than 200 feet.

3. Mimimuam rear yard: 35 feel,

H, Maximwn buitding height: 23 fect.

1. Maxirmum foor arca: 20,000 square feet. [Added 3-8-2007 by Ord. No. 4-2007]

§ 28599, Qther regulations.

A There pust exist approved public water and public sewer syskans, which sheil be
availubie 10 sach unit prior to the isswnes of the bmilding pesmnits,

13, All osher applicable regutations of this chapler shall he followed as roquired,

C, For developments 10 be constracted over a period of years, 2 phasing plan shaH be
submited a3 pait of the prefimisary plan for the enfire congept.

T3, The buildings, sizes, shapes, SHO posilions and arelsilectural design shall be
considered along with the Jandscape and natural featuses.
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Copy of Deed
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Copy of Covtified Letter
Muort . Gradep, OTA, 73 SCGERA
ag,;.ﬁ%’ o 109 Agpalpoe: Wy
EE ﬁ ‘;éf LN Saracedl, Foer Inogep SECED
TR A esaston LLET
M ﬁ?&i__!&ﬁg_lx._l 2 T {H55} SBT3
alberndaiiramenst st

R St Cortifled Chovemd Real Frnte Appialser

Phane {SUPHMEL815

February 7, 202

Bdwarde & Lirn Pugan
350 By Haror Buzd
Bewel, 79505070 ‘

Bes  Properiy Acipaisilion Agpraiend
Hioch 194.13, Lot 6.01
320 Hap Harbor Rond
Waslinptor Township, Gloweestor Cownly, New JRIEEY

To Prhom i sy COmeeE

Our v has bron engaged by the Connty of Glowcester Mngincering Departmént to defenming the
fair maried valug of yout proprty for a partied tnirdng. Yho appenisal will be vsed by the County of
Gloucester 1o provide fust compensation for o propufed 1aking s,

Wrewould like to offer you the opportupity to accusmpany ¥S Guring our property amspuifion, so that
yiou vy Jiseloss any inporian! fuformution about your property, Additionsdiy, it would be helpgat
Hyon coudd provide any of o applicable ltems dutatled on the cntloved iyl

Wewould file 1o oife you the opporiunity o secompany 18 durfag one groperty inmnrtion, o that
ypu may disclose sny important informntion Ahoat yone proparty. Additiomy, it would bo fetplit
#yon cold provide any oF the applicable ftems deteiled on the-enelosed Jisl

PMoass visinat A} Croshy oither by plone 1 (605} 9224815 or vanll {olbosrorbyoameastaet) to
coordinate d juspection appoinimeat o sogn as possiole.

Sinceraly,
B & A fssodates, 110
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Meerr Tk, Dol CTA, T SOG KA

%:IM s ) W Agysiouan Way
- e&: L . Tt Paer Jpvsoy OHOED
\ soniat st Phone: {6073 F224045

- soclates. Llds : s R 56} SB1471
riepesnsli@nantaioe

1 foe Croutllen] Oengead Baid Buvave Agpadiy

Properiy Appreisal Exhibit Requast

Plonss provide any of the fdlowing fufbrmation fat i applicable aud avaiable, W are in peod of
those exhibits for our anssis, .
13 Copy of sl pscant Deed

2 Peovide tho Agmanent of Sal, Deed, aﬂdi'uf sefffoment. chast Sy your scquisition of e
propry i e within the past 3 yuar,

3y Sfommation of sty Parchass Offers (ot bave boon made on the proprity duding the pet thrse
yeass and if fiie propoy it cunently for sale.

A3 Tolf seate copy of subdidision gl
$3 Copy of 2y npprovalk received fo date from fooad, cotarty, or other govaning mdhoriiis,

63 Any ofher informgtion tat you beliows should i casitorad T the oppmieed of dd properdy.

Vioass Sorveisd 1 copy of any of thy above spplicable flems lo

T & A Associates
149 Appaloogn. Way
ZoweH, W GE0RG

Yo could alse ok e capy of my of the above to §RE-552-471 L

Pegan, Woshingtan Yag, (hovcoster Cowty, NJ
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Ounliffeations of

Ajbert R Croshy, Jr., CTA

Professional Position

Principal of the company B & A Assocfates, LLC; specializing in 1eal estate appraisal and
conmilting services for all propocty fypes mud for a variely of purposes including financing,
condemnation, ad valorem, matrbmonial, and estdos, The firm concentiates its work throughout

the Site of New Jersey.

Lhave 2 B.S. in Accounting from Blon Univetsity and extensive experience and knowledge of
the Southerm New Jersey Region including but pot limited to Atlantic, Burlington, Camden, Cape
Wy, Cumberland, Gloucester, and Salesn Counlies,

Senior Appraiser with Insight Appraisal Gronp, L1Cs specializing in real estate appruisal and
consulling services for all property types and for & varlety of purposes lueluding financing,
condemnation, ad valorem, maftimonial, and eslates,

Professional Affifiations & dcenses

Certified Geneinl Appraiser (#42RG-D0222000), Sate of New Jerscy
Centified Tux Assessor (CT4) State of Mew Jersey
Associate Member of the Appraisal Institute

Professional Experience

807 —~ Presont Senior Appraiser with Insight Appraisal Group in Washington Tovmship,
Mew Jersey

2403 - TH07 Researcher and Analyst with the fiom of 1. MeHale & Associates, Inc. in
Mt Laurel, New Jergey

Edueation
B.5., Accounting, Elon University, Slon College, Nouth Carolina
Profession Related Courses & Seminars

Movembor 2010 Report Writing, Appraisal Ipstifutc
December 2009 Advanced Applications, Appraisal [pstitute

May 2007 General Market Analysis/idighest & Best Use, Appraisal Institute
November 2003 Advanced Sales Comparison & Cost Approaches, Appratsal Institute
Janmary 2005 Advanced Income Capitalzafion, Appraisal Instifuie

Qetober 2003 15 Hour National USPAP, Appraisal [nstise

Meansh 2004 Basic Income Capifafization, Appraisal Institute

May 2003 Appraisal Procedurcs, Appraisal Institute

Pogan, Woshington Tp., Glowcester Crnty, MF 50




B & A Associates, LLC ' S
March 2003 Appraizal Prlincipias, Appraisal Instinite
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Acting Board Member of a local non-profit serving the needs of the physically and mentally
disebied,
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PREPARED BY:

August E. Knestant, Esquire Block 194,13, Lot 6.01
CR 630

ROAD EASEMENT

KNOW ALL MEN BY THESE PRESENTS that the undersigned,
EDUARDC PAGAN AND LISA PAGAN, husband and wife,

Whose address is: 350 Egg Harbor Road,

Sewell, NJ 08080,

hereinafter called “Grantor”,

is the owner in fee stmple of certain lands and premises over which this easement passes; and
in consideration of the sun of THERTY-TWO THOUSAND THREE HUNDRED DOLLARS and
ZERO CENTS ($32,300,00), and other good and valuable consideration, the receipt of which is hereby-
acknowledged, does hereby grant and dedicate unto the COUNTY OF GLOUCESTER, a political
subdivision of the State of New Jersey, whose mailing address is 2 South Broad Street, Woodbury, NJ
08656 (hereinafter the “County™), it's successors, successors in title, assigns and designees, a perpetual
easement across the Grantor's lands and premises for purposes that shall include, but not be linited to,
the right to emder anito the hereinafter described lands and premises to construct, maintain, install, widen,
alter, keep in good repair make any other changes, and aceess, a public road and utilities, ncluding any
and all appurtenances necessary and incidental thereto, as determined by the County. Said easement,
and the rights hereunder, shall run with the fand, and shalt be binding upon Grantor, it's successors,
successors in title, assigns and designees, and shall inure to the benefit of the County, it's successors,
successors in tifle and assigns and designces. Said casement bemg m the Township of Washington,
County of Gloucester, State of New Jersey, and more particularly described as follows:

ROAD TASEMENT PARCEL RE-12, including specifically all the land and premises located at sbout
Station 220400 (Egg Harbor Road (C.R.630), Right of Way Baseline Stationing), as indicated on a map
entitled: “General Property Parcel Map for Phase [ Reconstruction of Egg Harbor Road ({C.R.630)7,
Block 194,13, Lot 6.01 (RE-12), Showing Existing Right of Way, Easements & Parcels to be acquired
i the, Township of Washington, County of Gloucester, Contract No 06-01FA, dated Tuly 2011,
prepared by McCormick Taylor and KMA Consulting Engineers, and more particularly described as
follows:

BEGINNING at a point in the existing northeasterly right-of-way line of Egg Harbor Road (C.R. 630),
said point being in the division line of Lots 6.01 and 6.02 of Block 194,13, said point also being 24.75
feet, measured northeasterly from and at right angles to Egg Harbor Road (C.R. 630), Right of Way
Basehline at Station 220+73.59 and runming thence;

1. N 31° 33°24” W (calculated), 129.82 feet (calenlated), o a point in the division line of Lot 1 of Block
194.26 and Lot 6.01 of Block 194.13, along said exigting northeasterly right-of-way line of Egg Harbor
Road (CR. 630), suid point being 24.75 feet, measured northeasterly from and at right angles to Egg-
Harber Road (CR. 630), Right of Way Baseline at Station 219443 .77, thence;

2. N 67° 56° 36” E (calenlated), 15.46 feet (caicnlated), to a point, in the proposed northeasterly right-
of-way line of Egg Harbor Road {C.R. 630), and the division line of Lot 1 of Block 194.26 and Lot 6.01
of Block 194.13, said point being 40.00 feet, measured southwesterly from and at right angles to Egg
Harbor Road (C.R. 630), Right of Way Baseline at Station 219+46.32, thence;

3.8 31°33°24” E (calculated), 127.27 feet (calculated), to a point, in the division line of Lots 6.01 and
6.02 of Block 194.13, still along said proposed northeasterly tight-of-way line of Egg Harber Road
{C.R. 630), said point being 40.00 feet, measured northeasterly from and at right angles to Egg Harhor
Raoad (C.R. 630), Right of Way Baseline at Station 220+73.59, thence;

4.5 58° 26" 36" W (calculated), 13.25 feet (calculated), along said division line of Lot 6,01 and 6.02 of
Block 194.13, to the point and place of beginning.

CONTAINING 1,960 square feet, more or less.
BEING part of Lot 6.01, Block 194.13, on the current Tax Map of the Township of Washington.

BEING PART OF THE SAME LAND AND PREMISES conveyed to Eduardo Pagan and
Lisa Pagan, husband and wife, from Peter G, Mauro, dated November 28, 2005, and recorded
on December 22, 2005 i the Gloucester Covnty Clerk’s Office in Deed Book 4131 at Page 316




on December 22, 2065 in the Gloucester County Clerk’s Office in Deed Book 4131 at Page 316
&c.

TOGETHER WITH the rights to all things necessary or incidental to effectuate the grant of
the rights conveyed hereunder.

TO HAVE AND TO HOLD the above granted easement unto the County, its successors and
assigns forever.

This grant and easement shall at all times be deemed to be and shall be a continuing
covenant running with the land, and shall be binding upon and in favor of the successors and
assigns of the respective parties hereto.

m Witness Whereof, the Grantor(s) hereunto set their hands and seal on this/ 7 day
2012 Jf the Grantor is 2 corporation, the proper corporate officer has signed
ity and has cavsed ifs proper corporate seal to be affixed.

By: X % céj

;_M 541;’—’ EDUARDO PAGAN, Grantor

-

STATE OF NEW JERSEY
285
COUNTY OF GLOUCESTER.
BE IT REMEMBERED, that on this day o 2012, personally
came before me, the Grantor, Ednardo Pagan and Lisa Pag ushand and wife; and T am
satisfied that they are the persons who signed the within ir ent, they are authorized 1o sign

the ingirument, and they acknowledged that they signed, sealed and delivered the same as their
voluntary act and deed.

7 A
Notary

RONALD K. BUTGHER
MOTARY PUBLIC OF NEW JERSEY
Ny Commnlwsiea Expires Ny ¥L 5‘?/7




ROAD EASEMENT Dated: 2012

Eduardo Pagan and Lisa Pagau,
hushand and wife,

to

County of Gloacester,

Eecord and Retum to:

Clerk of the Board
Gloucester County Freeholders® Office
2 South Broad Street
Woodbury, NJ 08096




COUN TY OF GLOUCESTER
P. 0. Box 337
Woodbury, N.J. 08096

Certificate of Availability of Funds

' . ) P - -
TREASURER'S No. |2 ~O55 5 DATE _ Juge 15,2012
C-04-09-013-165-13204" ($32,300.00)
Engineering
BUDGET NUMBER - CURRENT YR B DEPARTMENT
$32,300.00 August E. Knestaut, Esqg.
AMOUNT OF CERTIFICATION COUNTY COUNSEL

Property Purchase, Acquisition of Property (R.O.W.), in association with the
Reconstruction of Egg Harbor Road, CR630 from Hurffville-Grenloch Road, CR635
DESCRIPTION: to Hurffville-Cross Keys Road, CR654, Washington Township, Gloucester County,
Federal Project No. STP-4048(105)ROW. Engineering Project #06-01FA from
Fduardo & Lisa Pagan, Parcel RE-12, Block 194.13, Lot 6.01.

VENDOR : Eduardo and Lisa Pagan
ADDRESS : 350 Egg Harbor Road
Sewell, NT 08080
ey //—
4 Sl L (v
PARTMENT BEATLATTRQVAL
County Engineer
e
APPROVE - RETURNED TO DEPARTMENT
A NOT APPROVED
/PUREHA,sING AGENT
-2~ ing Date: ] 12
DATE PROCESSED (o-21-12 Meeting Date:  July 11, 20

V\Projects\06-01 FA\Comrespondence\Agenda Request Package (Resolutions)\06-01FA Pagan RE-12 Property Purchase, Block 194.13, Lot 6.01, C.ALF..doc




RESOLUTION AUTHORIZING ACQUISITION OF A ROAD EASEMENT IN, OVER
AND ACROSS A PART OF THE REAL PROPERTY KNOWN AS BLOCK 194.08, LOT
61 IN WASHINGTON TOWNSHIP FROM JENNIFER DiLEO FOR THE TOTAL
AMOUNT OF §8,100.00 FOR ENGINEERING PROJECT #06-01FA

WHEREAS, a part of certain lands and premises located at 146 Trent Road, Turnersville,
NJ 08012, being known as Block 194.08, Lot 61, on the Washington Township Tax Map, and
owned by Jennifer DiLeo (hereinafter the “Property”), is needed by the County of Gloucester
(hereinafter the “County”) for the following road improvement project: Reconstruction of Egg
Harbor Road (CR630), Washington Township, Gloucester County, Engineering Project # 06-
O1FA (hereinafter the “Project™); and

WHEREAS, the County Engineer has determined that a Road Easement in, over and
across a portion of the Property is needed in order to undertake the Project; and

WHEREAS, the County has determined that a fair price to pay for the said Road Easement is
$8,100.00; and

WHEREAS, the Purchasing Agent for the County has certified the availability of funds
for the acquisition of the Road Easement in the amount of $8,100.00, pursuant to C.A.F. #12-
05480, which amount shall be charged against County budget line item C-04-09-013-165-13204.

NOW, THEREFORE, BE IT RESOLVED by the Board of Chosen Freeholders of the
County of Gloucester that the County be, and is, hereby authorized to acquire a Road Easement
in, over and across a part of the Property owned by Jennifer Dileo, as needed for the Project, and
to pay therefore, the total amount of EIGHT THOUSAND ONE HUNDRED DOLLARS AND ZERO
CENTS ($8,100.00); and

BE IT FURTHER RESOLVED, that the Freecholder Director, and the Clerk of the
Board, be and are hereby authorized to take all actions, and sign all documents, necessary or
required in order to complete the acquisition of the said Road Easement.

ADOPTED at a regular meeting of the Board of Chosen Frecholders of the County of
Gloucester, held on Wednesday, July 11, 2012, at Woodbury, New Jersey.

COUNTY OF GLOUCESTER

ROBERT M. DAMMINGER, DIRECTOR

ATTEST:

ROBERT N. DI LELLA,
CLERK OF THE BOARD

V:\Projects\06-0 1 FA\Correspondence\Agenda Request Package {ResolutionsW06-01FA DiLeo RE-16 Property Purchase, Block 194.08, Lot 61,
Resolution.doc
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Appraisal of Real Property

Partial Taking

Single Family Residence

Parcel RE16
Owner: Jennifer Dileo
Block 194.08, Lot 61
146 Trent Road
Washington Township, Gloucester County, New Jersey
E & A Associates File #: 212011

" Effective Date of Valuation
March 1, 2012

Prepared For

Mr. Vincent M. Voltaggio, P.E., County Engineer
Gloucester County Department of Engineering
1200 N, Delsea Drive
Clayton, New Jersey 08312

Prepared By

Albert R, Crosby, CTA
N7 Certified General #42RG00222000
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Albert R, Crosby, CTA, NJ SCGREA*

(\,z\.’“?‘-f ’
Ed - 109 Appaloosa Way
/ Sewell, New Jersey 08G80

IE & Soc:{ates LLC \ Phone: (609} 9224815
Fax: (856} 582.4711
alberteroshv@comeastnet

NJ State Certitied General Real Estate Appraiser
April 6, 2012

Mr. Vincent M. Voltaggio, P.E. County Engineer
Gloucester County Department of Engineering
1200 N. Delsea Drive

Clayton, New Jersey 08312

Re:  Appraisal of Real Property
Single-Family Residence
Owner: Jennifer Dileo
Block 194,08, Lot 61
146 Trent Road -
Washington Township, Gloucester County, NJ
E & A Associates File No, 212011

Dear Mr. Volaggio,

Pursuant to your request and in accordance with our agreement, we have prepared an appraisal in
a Self Contained format of the above referenced property. The purpose of this report is to
estimate the Market Value of the Taking and any potential Damages to the Remainder of the
subject real estate, as of March 6, 2011. We understand that the intended use of this appraisal
report is for potential acquisition purposes and/or condemnation proceedings.

The analyses, opinions, and conclusions presented in this report are subject to the attached
Assumptions and Limiting Conditions, our knowledge of the market arca, past and present
advisory experiences, and information provided by the client and other sources deemed reliable.
All relevant data available affécting the value of the real estate was considered and evaluated
including area and population demographics, social and economic frends, comparable data, the
physical property and its construction characteristics.

The subject property is located at 146 Trent Road which is sitnated on the southeast corner of
Trent Road and Egg Harbor Road (County Route 630), in the Township of Washington,
Gloucester County, NJ. This is a signal controlled corner location just north of the signal-
controlled intersection of Egg Harbor Road and Greentree Road. The area is relatively built out
with a mix of uses immediately surrounding including residential and commercial. The property
has good access to both primary and secondary transportation routes throughout the area.




The property rights appraised are the Fee Simple Interest in the property. The site is identified
by the Washington Township Tax Assessor's Office for tax purposes as Block 194,08, Lot 61, It
offers 0.31 acres of land area (13,639 SF) and is improved with a two story single-family
dwelling. The residence was constructed in 1973 and comprises 2,805 SF of gross living arca
with 4 bedrooms, 2 full baths, 2 half baths, and an attached garage that appears to have been
converted into living space. The taking involves a right-of-way road easement that comprises a
total land area of 1,007 SF.

In my valuation, I have carefully considered all the relevant factors affecting value, including
subject property location, market information, and comparable information. Based on a physical
inspection of the property and the data summarized above and described in detail in the body of
this report, I estimate the Market Value of the Taking and any Damages to the Remainder, as of
March 1, 2012, to be:

SEVEN THOUSAND ONE HUNDRED DOLLARS
(87.100)

Respectfully Submitied,
E & A Associates, LLC

dA K éf/%/’—
Albert R. Crosby, CTA
NJ SCGREA #42RG00222000
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E & A Associates, LLC

Section 1: Summary of Salient Facts & Conclusions

Praperty type:
Property address:

Assessor’s Parcel Number:
Appraisal Report Fermat:
Date of appraisal report:
Date of valug:

Date of site inspection:

Real estate interest appraised:
Intended Use of the appraisai:

Land area:

Building Improvements: -

Zoning designation:
Highest and Best Use:
As if Vacant
As Improved
Value indications

=

Sales Comparison Approach

Single Family Residence
146 Trent Road
Washington Township
Gloucester County, NJ
Biock 194.08, Lot 61
Self Contained

April 6, 2012

March 1, 2012

March 1, 2012

Fee Simple

To serve as a valuation guide for acquisition negotiations.

Before The Taking: 13,639 SF (.31 dcres)
Roadway Easement: | 1,007 VSF . (0 02 Acres)
After the Taking*: : 12,632 SF (0.29 Acres)

2,805 SF Gross Living Area (GLA)

PR-1, Planned Residential District

Use in conformance with zoning.
Continued use as improved.

Value of Taking

$95.000 $87,900

Income Capitalization Approach N/A N/A

Value Of The Part Faken aud Damages To The Remainder: $7,100

DiLeo Washington Twp., Gloucester County, NJ




E & A Associates, LLC

Photegraphs of the Subject Property

*ddditional photographs are exhibited within the Addenda of this Report

DiLeo Washington Twp., Gloucester County, NJ 2




E & A Associates, LLC

Assamptions & Limiting Conditions:

The appraisal report is subject to the following assumptions and limiting conditions set forth as
follows.

I.

10.

[

12,

13.

4.

15,

To the best of my knowledge, the statements of facts contained in the appraisal report, upon which the
analysis, opinions and conclusions expressed are based, are true and correct. Information, estimates and
opinions furnished to us and contained in the report or utilized in the formation of the value conclusion was
obtained from sources considered reliable and believed to be true and correct. However, no representation,
liability or warranty for the accuracy of such items is assumed by or imposed on us, and is subject to
corrections, errors, omissions and withdrawal without notice.

Title is assumed to be good and marketable. The appraiser assumes no responsibility for legal matters
affecting the property or title, nor does the appraiser render any opinion as to the title.

The legal description, areas, and dimensions shown within the report are assumed to be correct.

No survey of the property has been made by the appraiser. Exhibits such as sife plans and floor plans are
included to assist the reader in visualizing the property, and the appraiser assumes no responsibility.

1t is assumed that there are no hidden or adverse conditions of the property, subsoil, or structures that would
render it more or less valuable. No responsibility is assumed for such conditions or for the
engincering/remediation that may be required to remove such condition. If the client has a concern over the
existence of such conditions in the property, I consider it imperative to retain the services of a qualified
engineer or contractor to determine the existence and extent of such hazardous conditions. Such consultation
should include the estimated cost associated with any required {reatment or removal of the hazardous material.

The property has been appraised as though free of liens and encumbrances unless so specified within the
report. ‘

Management and ownership are assumed to be competent.

Public, industry and statistical information are from sources that I deem to be reliable. However, no
representation as to the accuracy or completeness of such information is being made.

It is-assumed that there is full compliance with all applicable federal, state, and local environmental regulations
and laws unless non-compliance is stated, defined, and considered in the appraisal report.

It is assumed that any mechanical and electrical equipment, which is considered part of the real estate, is in
proper operating condition except when noted herein. These include items such as the heating, air

conditioning, plumbing, sprinkler, and electrical systems.

Tt is assumed that all applicable zoning and use regulations and restrictions have been complied with, unless
nonconformity has been stated, defined, and considered in the appraisal report.

1t is assumed that all required licenses, consents or other legislative or administeative authority from any local,
state or federal governmental or private entity have been or can bz obtained or renewed for any use on which
the value estimate contained in this report is based.

The appraisal is to be used in whole and not in part. No part of it shall be used in conjunction with any other
appraisal. Furthermore, this report and all conclusions are for the exclusive use of the client for the sole and
specific purpose(s) stated herein.

1 am not required to give testimony or be in attendance at any court or administrative proceeding with
reference to the property appraised, unless arrangements have been previously made.

The value conclusion is subject to formal determination of the existence of any state or federal wetlands or
other environmentally sensitive areas including all required buffer zones. Iam not an expert in this field and it
is considered imperative that the services of a qualified environmental expert be retained in order to make such

DilLeo Washington Twp., Gloucester County, NJ




E & A Associates, LLC

determinations. Any environmentally sensitive area detected on the property could have an impact on the
value estimated herein, and thus, I reserve the right to modify the value conclusion if such areas are found to
be present on the property.

16. No change of any item of the appraisal report shall be made by anyone otber than me, and I shall have no
responsibility for any such unauthorized change.

17. Information and estimates provided to me and contained in the report, including but not limited to Income &
Expense Statements, Rent Rolls, capital expenditures, and repair/remediation estimates, were from sources
considered reliable and are believed to be true and accurate.

18. I have not made a specific compliance survey and analysis of this property fo determine whether or not it is in
conformity with the various detailed requirements of the American with Disabilities Act (4124), which became
effective on January 26, 1992. It is possible that a compliance survey of the property along with a detailed
analysis of the requirements of the Act could reveal that the property is not in compliance with one or more of
the Act’s requireinents. [ consider it imperative that the services of a qualified architect and/or engineer be
retained to make such a determination. If any ifems of non-compliance are detected, they eould have an
impact on the value estimated herein, and thus, I reserve the right to modify the value conclusion if such items
of non-compliance are found fo be present on the property.

Hypothetical Conditions/Extraordinary Assumptions
A Hypothetical Condition is defined as, “that which is contrary to what exists but is supposed for the

purpose of analysis™
An Extraordinary Assumption is defined as, “an assumption, directly related to a specific assignmend,
which, if found fo be false, could alter the appraiser’s opinions or conclusions. ™

The appraised market value is based upon the following Conditions/Assumptions:

1. It is an Extraovdinary Assumption of the report that the Property Parcel Map prepared by
McCormick & Taylor is an accurate reflection of the subject property, including any wetlands
area and the taking area. If it is found to be otherwise, the appraiser reserves the right to
modify the value conclusions herein.

Y Uniform Standeards of Professional Appraisal Practice as promulgated by the Appraisal Standards Board of the Appraisal
Foundation, 2012/2013 Edition.
* Uniform Stemdards of Professional Appraisal Practice as promulgated by the Appraisal Standards Board of the Appraisal
Foundation, 2012/2013 Edition,
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Appraiser’s Certification

I certify to the best of my knowledge and belief:

L4
L 4

W/{ﬁw%/

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and is my personal, unbiased professional analyses,
opinions, and conclusions.

I bave no present or prospective interest in the property that is the subject of this report, and
I have no personal interest or bias with respect to the parties involved.

My compensation is not contingent on an action ot event resulting from the analyses,
opinions, or conclusions in, or the use of, this report.

My analyses, opinions, and conclusions were developed, and this report has been prepared
in conformity with the Uniform Standards of Professional Appraisal Practice (USPA-F})

The use of this report is subject to the requirements of the Appraisal Institute, with which 1
am affiliated, relating to review by its duly authorized representatives.

1 have made a personal inspection of the appraised property, which is the subject of this
report and all comparable sales used in developing the opinion of value. The date of
inspection was March 1, 2012.

1 certify that, fo the best of my knowledge and belief, the reported analyses, opirtions, and
conclusions were developed, and this report has been prepared in conformity with the
Appraisal Foundation’s Uniform Standards of Professional Appraisal Practice (USPAP).
In addition, the report is in conformity with the requirements of the Code of Professional
Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute, with
which I am affiliated.

As of the date of this report, Albert Crosby has completed the Standards and Ethies
Education Requirement of the Appraisal Institute for Associate Members.

No one provided significant professional assistance to the appraiser.

The appraiser has not performed a prior appraisal of the subject property.

April 6, 2012

Albert R. Crosby, CTA DATE OF REPORT
NJ SCGREA #42RG00222000
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Section 2: General Information

Purpose of the Appraisal
The purpose of the appraisal was to provide a market value estimate of the Fee simple interest of the

subject property for a partial taking.

Intended Use & User of Appraisal

The intended use of the appraisal is to report to the client the market value to assist as a valuation
guide for acquisition negotiations. The intended user is the County of Gloucester and their legal
representation.

Property Rights Appraised
The property ownership rights appraised in this appraisal are those known as “Fee Simple:”

“Fee Simple” interest is defined as: “absolute ownership unencumbered by any other
interest or estate, subject only to the limitations imposed by the governmental powers of
taxation, eminent domain, police power, and escheat.”™

Definition of Market Value
As used within this report, Market Value is defined as:

The most probable price which o property should bring in a competitive and open market ynder
all conditions requisite to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and asswuming the price is not affected by undue stimulus. Implicit in this
definition is the consummation of a sale as of a specified date and the possing of title ﬁvm seller
{0 buyer under conditions whereby:

Buyer and Seller are typically motivated;

+ Both parties are well informed or well advised, and acting in what they consider their own best |
interests;

A reasonable time is allowed for exposure in the open market;

Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto; and

4 The price represents the normal consideration for the property sold unaffected by syecial or
creative financing or sales concessions granted by anyone associated with the sale.

3 The Dictionary of Rezl Estate Appraisal, Fourth edition, The Appraisal Institute, Chicago, THinois (U.S., 2002), page 113
4 Appraisal Institute, The Appraisal Of Real Estate, 12th Edition. Chicago, IL: Appraisal Institute, 2001, p. 23.
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Scope of the Appraisal

This is an appraisal, reported in a “Self Contained format,” which is intended to comply with the
reporting requirements set forth under Standards Rule 2-2 of the Uniform Standards of Professional
Appraisal Practice of The Appraisal Foundation. The Scope of the Appraisal is summarized as
follows:

¢ An inspection of the subject property, its market area, and all comparable properties.

¢ Data has been collected regarding the physical characteristics of the subject property,
neighborhood trends and influences, market trends and influences, typical amenities and utilities,
zoning and related controls, existing state of leasing and occupancy in the subject property, and
the subject’s tax assessment and real estate tax obligation as compared to other similar properties
within the market area.

¢ All of these factors have been considered in developing the subject property’s highest and best
use.

¢ The following documents were reviewed:

Copy of Deed

Tax Records and Assessment information

Zoning Map and Ordinance

Aerial Photograph

GIS Maps showing aerial and wetlands area as provided on the Gloucester County GIS web based
program

s  General Property Parcel Map prepared by McCormick & Taylor dated July 2011

* # 5 & @

¢ Each of the three approaches to value has been considered in arriving at & value conclusion for
the subject property.

¢ All comparable data has been verified through a variety of sources including recorded
information at the local and county levels and through conversations with at least one of the
parties involved in the transaction.

¢ All research and analyzed information has been utilized in order to come to a final value
conclusion for the subject property.
¢ A Self Contained Appraisal Report has been prepared. The appraisal report is prepared in

conformance with the Uniform Standards of Professional Appraisal Practice and the Code of
Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute,
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General Property Identification and Description
The subject property is identified on the Washington Township Tax Assessment Roll as Block 194.08,

Lot 61. It is situated on the southeast corner of Trent Road and Egg Harbor Road (County Route 630)
and is commonly known as 146 Trent Road, Washington Township, Gloucester County. The site
contains 13,639 SF (0.31 acres) of land area that slopes up from street level and then becomes mostly
level and cleared with no known wetlands. It is improved with a 2,805 SF single-family dwelling with
a garage that has been converted into living space.

~ Effective Date of Valuation & Property Inspection

A letter was sent via certified mail to inform the property owner that our firm had been engaged by the
County to appraise the fair market value of the proposed taking, which is exhibited within the
addenda. The primary inspection of the subject property was conducted on March 1, 2012, which will
represent the effective date of valuation. The date of the report is April 6, 2012. The appraiser spoke
with Jennifer Dileo via telephone regarding the proposed taking; however no one accompanied the

_ appraiser for the onsite inspection, which was an exterior inspection only.

History & Ownership of the Property

Current ownership is in the name of Jennifer Dileo. The property was acquired on April 17, 2002 for
a recorded consideration of $165,000 as recorded in the Gloucester County Clerk’s Office of Registrar
Deed Book/Page, 3405/335. The property is not currently listed for sale and no other arms length

transactions have occurred within the last five years.

Real Estate Tax Assessment

Block 194.08, Lot 61
Land _ 540,000
B - L]

Tax Rate (2011) $5.120
Equalization Ratio (2012) 52. 87%

Estimat;&i"‘[‘axes | $7,843.84

Equalized Assessed Value :$289,767
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Section 3: Presentation of Data Collected

Regional Data

The subject is located in Washington Township, within Gloucester County, New Jersey. Gloucester
County is part of the nine county Delaware Valley River Port Commission region (DVRPC). The
DVRPC comprises the New Jersey counties of Burlington, Camden, Gloucester & Mercer, and the
Pennsylvania counties of Bucks, Chester, Delaware, Montgomery, and Philadelphia.

The county is located in the southwesterly portion of the state with Camden and Burlington Counties
to the north, Atlantic County to the east, the Delaware River to the west, and Cumberland and Salem
Counties to the south. Vast areas in the southern portion remain undeveloped.

The county encompasses a total of 324,78 square miles of land area along with 12.13 square miles
representing water area. The county enjoys a strong network of state and county highways along with
some public transportation. These factors have contributed to the extensive growth of the county and
with its strategic location, continued expansion is anticipated.

Washington Township is situated in the northeasterly portion of the county offering 21.38 square miles
of land area including 0.12 square mile of water. It offers a strategic location, in proximity to State
Routes 47, 168 and 42, Interstate Route 55, US Route 322, and the Atlantic City Expressway. Itis
bound by Deptford Township to the north, Gloucester Township to the east, Monroe Township to the
south, and on the west, the Boroughs of Pitman and Glassboro, and Mantua Township.

The major rivers and lakes include Bells Lake, Kandle Lake, Bethel Lake, Lake Sterling, Kressler
Lake and Big Timber Creek, which forms the boundary between Camden and Gloucester Counties,
Washington Township is located in the Delaware River Basin. Surface waters eventually drain in that

direction.

Population Data _
The following population trends were occurring in the state, county, and municipality as of the

valuation date:

Forecast Change
1990 2000 2010 2015 2000-2016
State 7718900  §414,350 8,822,373 8,926,303 +0.95%/Yr
County 230,082 255,698 294,832 312,981 +1.53%/Yr
Municipality 41,960 47,114 51,940 54,136 +1.02%/Yr:

Source: U.S. Census Bureau's 2010 Census

As shown, the population within each has shown annual increases during the current decade, and
growth is expected to continue. The county is expected to show steady growth during the present
decade and should continue to outpace the growth for the State of New Jersey.
The population within the county and municipality was distributed as follows:
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S

Yo % % Median Persons/

19 Yrs & Under 65 Yrs & Over Male Age Household
Comnty 28.7% 10.9% 48.4% 383 2.73
Municipality 27.3% 11.1% 48.3% 38.6 2.96

Source: U.S Census Bureau's 2010 Census

As shown in the table above, the municipality and county are relatively similar in population
characteristics.

Land Usage & Development Trends
Residential development for the state, county, and municipality is shown as follows:

Year e County
2000 34,585 1,337 450
2001 28,267 1,635 365
2002 30,045 1,802 343
2603 , 32,984 1,859 119
2604 36,033 2,050 67
2605 38 481 2,075 65
2006 34323 . 1,141 4
2007 25,389 288 18
2008 18,369 788 7
i 2009 12,235 865 2
' 2010 13,535 716 10
2011 10,439 433 11

Source; New Jersey Department of Labor, N :'idg Permits.

As shown in the above chart, the state’s building permits have remained relatively steady throughout
the prior decade; however, beginning in 2007 there has been a steady decline in both the state and
county, while the township has shown very limited development since 2006 other than a brief spike in
2007. The municipality experienced tremendous growth from the late 1990°s until 2002/2003, when
permits took a drastic drop. There is limited available land for residential development within the
township. Additionally, there has been a slowing of the market, which is impacting development.

Employment

The entire region’s economy is largely dependent upon the Philadelphia and is part of the Philadelphia
metropolitan area. The region offers many diversified employment opportunities for residents in
manufacturing, services, high-tech, and other areas. Non-farm employment by major industry group
within the county is distributed as follows:

" Dileo Washington Twp., Gloucester County, NJ 7 10




E & A Associates, LLC

Tdintieg & Cousbrrcfion
Ohfemufachainy
DWVholesle Tonde

SRetuit Trode

ETvanspostabon, Warehoidng, Utilities 15

BFimnee & nsumce
BProlestiona] Sercices
EEdreational & Heallh Sercices
B Letsure & Hospitality

AitherSenices

RFovtmist

As shown in the pie chart, the strongest sector remains the Government followed by Educational and
Health Services and Professional Services, although the Government experienced an almost 7%
decline over 2010 statistics. Finance and Insurance experienced the largest increase with an almost
25% increase.

Gloucester County has a higher concentration of employment in the wholesale/retail trade and
distribution sectors, in relation to the entire state. During the past decade, the county experienced a
moderate increase in light industrial and wholesale trade development. Most of this development has
occurred along the Interstate 295 corridotr.

Major development completed or proposed within the county and surrounding area includes the
following:

e

¢

A 200,000 SF Wal-Mart Supercenter, 16,000 SF of retail space, and 4,400 SF bank along the
Black Horse Pike in Monroe Township is presently under construction.

Chik Fil A restaurant in Washington Township is scheduled to be open in the spring of 2012
on the Black Horse Pike just south of Greentree Road.

Aldi Food Market récently openied on the Black Horse Pike in Washington Township at the
former Lone Star Restaurant site.

In September 2011, the Hospital of the University of Pennsylvania opened an outpatient
center in Woodbury Heights (Gloucester County). The center will be called Penn Medicine at
Woodbury Heights and will host physicians practicing in a variety of specialties mcluding
primary care, cardiology, obstetrics and gynecology. It will also include a sleep medicine
laboratory and a physical therapy center. The facility is expected to employ about 160.

Kennedy Health System built a 60-bed sub-acute wing at its mursing home
in Washington Township (Gloucester County). The addition provides rehabilitation services .
for patients who need short-term care afier surgery.

In September 2009, groundbreaking for a new seaport on a 190-acre site along the Delaware
River in Paulsboro (Gloucester County) was held. The Paulsboro Marine Terminal will be
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owned and operated by the South Jersey Port Corporation, a state agency. When
operational, the marine terminal is expected to result in up fo 2,000 new jobs.

Utilities Data

Most public utilities are available to the more densely populated portions of the county. Public water
and sewer are typically municipally owned but are now becoming increasingly reliable on the water
services of the New Jersey American Water Company due to the depletion of underground aquifers.
South Jersey Gas Company and PSE&G provide public gas service. Electricity is provided by
PSE&G, JCP&L and Conectiv, and telephone service is provided by Verizon.

Nexghbarheod Analysis

The subject is located in the northerly portion of Washington Township offering frontage along
County Route 630 (Egg Harbor Road) and Trent Road, a local roadway. It is known as 146 Trent
Road and is located at the signal controlled intersection of Trent Road and Egg Harbor Road just north
of the signal controlled intersection of Egg Harbor Road and Greentree Road.

The immediate area offers a mix of uses including residential and commercial. Commercial uses are
scattered throughout the township on the major roadways as well as the county routes throughout.
Most of the major conmmercial uses are located along State Route 168 and along State Route 47 in
nearby Glassboro. At the intersection of Egg Harbor Road and Greentree Road there are a variety of
commercial uses including two community shopping centers, multiple strip centers, three free standing
banks, Wawa convenience store, and a professional office building. Specific uses include a Shop Rite,
Acme, PNC Bank, Bank of America, GCF Bank, Starbucks, Liscio’s Bakery, Celdstone Creamery,
Brusters Creamery, hair salon, pizza restaurants, Wedgewood Country Club, and other retailers.

Egg Harbor Road (C.R. 630) is a heavily traveled county roadway that offers two lanes of bi-
directional traffic flow that increases to four lanes north of the subject. it provides access to State
Routes 47 and 55 as well as other local and county roadways. Curbing and sidewalks are located
along the frontage as well as street lighting.

Trent Road is a local roadway that services the subject’s neighborhood. It offers two lanes of bi-
directional traffic flow extending from Egg Harbor Road (County Route 630) to Country Club Road
within the development. It provides access to other local roadways and courts within the development
as well as the aforementioned county route. It offers curbing and sidewalks along the subject’s
frontage as well as street lighting.

In summary, the subject offers an average location within the a development with frontage along a
county route and a local roadway in an area that is predominantly residential with good supporting
commercial uses nearby and also along the major routes through the township and surrounding
municipalities. Tt offers adequate access to county and local roadways as well as State Routes 42, 47
and 55.
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Market Analysis

The market analysis must specifically relate market conditions to the property under investigation. It
must show how the interaction of supply and demand affects the value of the subject property. The
appraiser has reviewed demographic and historical sales information from 2006 through 2011 for this
analysis. The following is a brief recapitulation.

Single-Family Residential - Demand Analysis

For the single-family residential demand analysis, demographic data was analyzed for the state,
county, and municipality. The 2010 Census and a web-based program, STDB (Site to do Business)
online, were utilized for the demographic data. Due to the anticipated increase of population within
the township, the need for housing units within the township is anticipated to increase approximately
1% per year, while an increase from 2000 to 2010 was approximately 1.20% per year. Based upon the
population estimates, it is anticipated that 830 additional units will be needed by year 2015. Given the
present pace of the economy and the township’s new housing permits over the last couple years, it
appears that the township will not be able to fill the anticipated increase with new housing units.

Supply Analysis

Based upon the 2010 Census, there are currently 17,464 housing units within Washington Township.
The single-family residentjal market had been experiencing high demand, which was exacerbated by
rapid appreciation, a lack of supply of tiewer housing, and low interest rates. More recently the
demand has shown a cooling off as the financial markets are tumbling and supply of housing
increases. Based upon the available building permit data for Washington Township between 2000 and
2007, the number of single-family building permits had ranged from 4 units to 296 units, with the last
couple years showing a sharp decline (it is noted that the permit data does not appear to be accurately
reported). This is mainly attributable to the lack of available larger tracts of land to be developed.

There have been a couple of small housing projects that have been or are being developed. One is
located off of Johmson Road in the eastern portion of the Township and another is off of Hurffville-
Grenloch Road in the western portion of town. Each generally offers a single court of 2 handful of
homes that were approved several years ago and have recently been built out.

Most developers have expanded their search for vacant land into the neighboring communities of
Monroe Township, Franklin Township, East Greenwich, and Harrison Township for the larger tracts.
Within Washington Township, some smaller tracts of land are yielding smaller scale residential
development, but large-scale development has moved into other areas of Gloucester County.

To exhibit current market conditions, an analysis of Gloucester County and Washington Township
MLS data was completed. Homes within a sales price range of $150,000 to $800,000 were researched
to determine what changes in the market have occurred in the past five years.

The following chart exhibits the MLS analysis from the past five years for existing homes. As shown,
the pumber of units listed has declined significantly since 2006 for both the County and Township,
while days on the market have increased. Pricing in each has declined, with the Township appearing
fo be more susceptible to the decline. The average sales prices for homes in the $150,000 to $800,000
range have decreased approximately 10% since 2006 and 2007 within the Township, while the County
has experiencéd an approximately 6% decline over the same period. More recent data demonstrates
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that the Township has continued fo decline from 2009 and 2010 by approximately 4% fo 5%, while the
County has remainder relatively stable over the same period. '
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In conclusion, the market analysis indicates that demand for building lots and/or single-family
residences continue and there are projected increases in population over the next couple of years with
limited additional supply coming on line within the township. Stability in sales prices is anticipated as
Washington Township is a strong and desirable community within the county.

Land Use Controls (Zoning)
The subject property currently lies within the PR-1, Planned Residential District of Washington

Township. Permitted uses within the district include all permitted uses in the A Residence district,
which include single-family dwellings, municipal tower, water storage tank, pumping station, sewage
lift station, model homes or sales offices, senior citizens housing, and flag-shaped lots and
neighborhood commercial facilities as permitted in the NC Commercial district.

Conditional uses include all conditional uses within the A District, which inclhude agricultural, church,
and professional office (along certain highly traveled roadways). Egg Harbor Road is specifically
mentioned as a highly traveled roadway within the ordinance for a professional office use.

The following chart provides a summary of the zoning requirements based on the municipality’s
schedule of yard, area and building requirements:
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C
Minimum Lot Size 23,000 SF* 10,500 SF
Maximum Density 1.6 units/acre 1.60 units/acre
Minimum Lot Width 100° 80
Minimum Lot Depth 2000 125°

| Maximum Lot Coverage 20% 25%

| Minimum Front Yard Setback 50° 30

i Minimum Side Yard Setback 15°(each side) 1

| Minimum Rear Year Setback. 35 3

| Maximum Building Height 35° 35°

FAgriculture use requires a minipmum lot size of 5.50 acres.

The subject’s current use as improved is a permitted and conforming use under the cluster option.

ortio of xistin Zoning Ma
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Site Déscription
Assessor’s Tax ID: Block 194.08, Lot 61
Address: -146 Trent Road
Washington Township
Gloucester County, NJ
Land Area: 0.31 acres (13,639 SF)
Frontage: 138.47° Egg Harbor Road (County Route 630}
_90.38’ Trent Road
228.857 (738’ per acie)
Depth: Ranges from 100’ from Egg Harbor Road to 130” from Trent Road
Shape of Tract: Moderately rectangular
Topography: Slopes up from street level and then becomes mostly level and
cleared.
Acoess: Access is available via a curb cut along Trent Road providing

ingress and egress.

Cormer Influence:

Yes, signal controlled

Easements: None noted

Encroachments: None noted from site visit

Site Lighting: None

Walks and Landscaping: | There are sidewalks along Trent Road and Egg Harbor Road.

‘Landscaping is typical for a residential use.

Utilities to Site: Sewer  Public sewer

Water Public water
Electric: Public
~ Telephone: Provided by Verizon

Wetlands: As per the wetland delineation provided by the Gloucester County
GIS web based program and the parcel map, the subject is not
encumbered by any wetlands,

Flood Zone: According to FEMA Flood Map 34015C0114E with an effective
date of January 20, 2010, the subject is located outside an area of
annual flooding.

Site Improvements: Fencing, concrete driveway, and deck.

Dileo Washington Twp., Gloucester Courdy, NJ

17




E & A Associates, LLC

" Tax Location Map
o = x o
t] 547 1346 345 [Baa B4z Ba2 B Bao 530
7 7 P ot 7= s L3 7 w
ENTLY DRIVE TRENT
= e Fod = i i ™ o3 1?59
4
Bsg [Bsg (Bs57 [Bse [Bss [Bs4 @53 [Bsz (w51
= o) vl ms_vs Iz 75 b3 25 E‘i
5.
!
T
m ' ?
o
ot !

Aerial Map of Subject

Dileo Washington Twp., Gloucester County, N 13




E & A Associates, LLC

Improvements Description

The subject is improved with a 2,805 SF single family dwelling constructed in 1973 that appeared to
be in average overall condition. Since the taking will not impact the subject as improved as a single
family residence and there are no anticipated damages to the remainder, it was not necessary fo value
the improvements. ‘Therefore, the improvements will not be discussed in detail.

Occupancy & Use
The subject is owner occupied and utilized as a single-family residence.

Section 4: Highest & Best Use Analysis - Before the Taking

The highest and best use of both the site as though vacant and the property as improved must meet the
following four criteria:

¢+ Legally Permissible
Physically Possible

¢ Financially Feasible

¢ Maximally Productive

&>

Highest and Best Use “As if Vacant”

Legally Permissible addresses the legal use of the property given applicable zoning regulations and
local ordinances/codes along with any other applicable legal restrictions. The use must be probable,
not speculative or conjectural.

Legal restrictions affecting the property include the local municipal land use ordinance of Washington
Townsiup along with all other county and state reguiatlons The subject is located in the PR-1,
Planned Residential zoning district.

Permitted uses within the PR-1, Plarmed Residential zoning district include all uses permitted in the A
Residence district which are single-family dwellings, nunicipal tower, water storage tank, pumping
station, sewage lift station, model homes or sales offices, senior citizen housing, flag-shaped lots, and
neighborhood retail commercial facilities as permitted in the NC, Neighborhood Commercial district.
Conditional uses inchide all conditional uses within the A District, which inchide agricultural, church,
and professional office (along certain highly traveled roadways). The district requirements require a
minimum lot size of 23,000 SF or 10,500 SF under the cluster option for residential development.

Overall, the subject appears to meet the minimum requirements as outlined for development under the
cluster option.

Physically Possible addresses the possible use of the property given the physical aspects of the site
itself. Size, shape, topography, and soils of the site affect the uses to which it can be developed.
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The subject offers 13,639 SF (0.31) acres of land area that slopes up from street grade and then
becomes mostly level and cleared with a moderately rectangular shape. 1t is within a local
development with adequate access to the areas roadway network. The soil characteristics and land
capabilities throughout most of the tract appear to be conducive to many of the permitted and
conditional uses.

Overall, the property appears to be best suited residential development.

Financially Feasible addresses which of the legally permissible and physically possible uses are
capable of producing an income, or return, equal to or greater than the amount needed to satisty
operating expenses, financial obligations and capital amortization. Those uses that are capable of
producing a positive return are considered to be financially feasible. However, in order to receive
serious consideration as a highest and best use, there must be a reasonable expectation that the use will
provide a sufficient return (or yield) to attract investment capital.

In terms of market demand, the subject is located within a community that experienced tremendous
growth of single family housing in the late 1990°s and early 2000’s with limited development since
due to limited sites available, The subject offers an average location within an arca that offers a mix
of uses including residential, professional office, retail, and recreational.

The site offers average physical characteristics for development of a single family dwelling, which is
considered financially feasible.

Maximally Productive addresses the one use that is capable of providing the highest return to the
property.

Development of the site with a residential use is considered probable due to the subject’s location
within a desirable community that is generally built-out with limited newer residential development.
In this regard, the subject parcel should be developed as a single-family residential use.

Highest & Best Use “As Improved”

The property, as improved, is again examined under the same four use criteria previously considered.
Where a site has existing improvements on it, it is possible that the highest and best use of the land
may be determined to be other than its existing use. Any difference between the highest and best use
as vacant and as improved will indicate the various forms of depreciation and obsolescence present at
the property or affecting the property.

In evaluating the highest and best use, as improved, the existing property improvements have been
considered as well as a conversion of the property to another use, and/or expansion of the present
building. The existing improvements represent 2 single family residence that appeared to be in
average overall condition offering 2,805 SF of gross living area situated on 13,639 SF (0.31 acres) of
land that still contribute significantly to the land. I have concluded that continued use as improved is
the highest and best use as improved.
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Section 5: Valuation of the Subject — Before the Taking

Valuation Process

An appraisal is an estimation of value. In order to arrive at an estimate of market value for a given
property, special attention must be given fo the typical purchaser who would be interested in that
particular type of property.

The appraisal process consists of an orderly program by which the appraisal problem is defined and
data relating to the subject and its market is collected, analyzed, and interpreted info an estimate of
value. There are three basic approaches that must be considered by the appraiser in the estimation of
market value. These approaches to value are known as the Income Capitalization, Sales
Comparison, and Cost Approaches. Each approach must be considered and the relevant approaches
are developed and then reconciled into a market value estimate.

The Sales Comparison Approach is a procedure, which has as its premise a comparison of the
subject property with recent sales of properties having varying degrees of similarity to the subject.
Units of comparison are developed and each comparable sale is analyzed in comparison to the subject.
This approach to value has been developed and relied upon in the development of the market value
estimate for the subject’s land area.

The Income Capitalization Approach is a procedure that converts anticipated benefits (dollar
income or amenities) to be derived from the ownership of property into a value estimate.

The Cost Approach is a procedure that consists of estimating the replacement or reproduction cost
new of the building and site improvements, adding entrepreneurial profit and land value and
subtracting all forms of depreciation.

Method(s) Applied

Since the taking does not impact the subject’s building improvements, only the value of the underlying
land has been estimated. The value of the subject’s site has been estimated utilizing the Sales
Comparison Approach. This is considered to be the best indicator of value for a property like the
subject. The Income Capitalization Approach and Cost Approach were also considered, but not
developed, since only the valuation of the land was necessary.

Dileo Washington Twp., Gloucester County, NJ 21




E & A Asseciates, LLC

Sales Comparison Approach (Land Only)

In the Sales Comparison Approach, market value is estimated by comparing the subject property to
similar properties that have been sold recently or for which offers to purchase have been made. A
major premise of the Sales Comparison Approach is that the market value of a property is directly
related to the prices of comparable, competitive properties.”

Inherent in this approach to value is the principle of substitution, which holds that “the value of a
property tends to be set by the price that would be paid to acquire a substitute property of similar
utility and desirability within a reasonable amount of time.”® 1t is applicable to all types of real
property interests when there are sufficient recent reliable transactions to indicate value patterns in the
market. When the number of market transactions is insufficient, the applicability of the sales
comparison approach is Hmited.

The basic procedure to apply the Sales Cbmparison Approach is shown as follows:

1. Research recent comparable sales, listings and offerings information throughout the
market area,

2. Verify that the obtained data is factually accurate and that each transaction reflects arm’s
length market considerations.

Select relevant unis of comparison and develop a comparative analysis for each umit.

4. Compare the subject property and comparable sale propertics using the elements of
comparison and adjust the sale price of each comparable as compared to the subject
property.

5. Reconcile the various value indications resulting from the analysis of comparable sales to
a single value indication or a range of values.

Tn the valuation of the subject property the basis of comparison utilized in our analysis is overall sale
price, which is how the market would compare this type of property. The rescarch was primarily
focused within Washington Township for residential building lots that offered similar location, size,
zoning, and development potential.

A summary of each comparable sale used within the analysis is shown on the following pages
followed by the Comparable Sales Adjustment Analysis for the subject property and a discussion of
the adjustments made by the appraiser. Adjustments have been considered for various factors that
would influence value, such as location, land area, zoning, physical characteristics, and utilities. An
analysis has been made of the properties that are considered to be comparable to the subject property.

5 Ibid, p. 397.
¢ Thid, p. 398.
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Comparable Land Sal #1

Address: 224 Wils;;n Road

Washington Township
‘ County: Gloucester County

s

Date of Sale: 2/3/2012

‘ Deed Book/Page: 4938/253

? Grantor; Clarence & Theresa Brining
Grantee: Patriot Building & Remodeling
Consideration: $106,000
Assessor Tax Ix Block 198.25, Lot 6.04
Zoning: PR-1, Planned Residential
Real Property Rights Conveyed: Fee simple

Land Area (SF): 75,900

Land Area (Acre). 1.74

Frontage (feet): 150° (86" per wcre)

Shape: Rectangular

Topography: Mostly level and heavily wooded
Wetlands: None

Utilities: Well & septic

Street Access: Adequate
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Verified With: Lorraine Flynn, Listing Agent
Conditions of Sale: Market
' Cash

Residential development

Field Inspection Date(s): March 13, 2012
Overall Site Price: : $100,000
Comments: Reportedly, the fransaction was arms Jength. The property

was vacant and listed for sale for almost 2 years with an
asking price of $130,000. It was sold without
contingencies or development approvals in place.

The property is located along a Jocal road offering
sufficient frontage and depth for resideniial development.
1t is heavily wooded with a mostly level topography that
does not appear 1o be impacted by any wetlands.

Tax Map Comparable Land Sale 1

L i % B,

26.0%

DiLeo Washington Twp., Gloucester County, NJ

24




E & A Associates, LLC

Comparable Land Sale #2

AddresS: 5 Elk Court

Washington Township, NJ
County: Gloucester County
Date of Sale: 5/26/2011
Deed Book/Page: 4876/40
Grantor: Group Ten Builders Inc.
Grantee: Bruce Paparone Inc.
Consideration: $140,000
Assessor Tax ID: Block 19, Lot 10.09
Zoning: R, Residential
Real Property Rights Conveyed: Fee simple

a 2
Land Arca (SF): 32,234
Land Area (Acre): 0.74
Frontage (feet): 148’ (200° per acre)
Shape; Moderately Irregular
Topography: Mostly level and cleared
Wetlands: None
Utilities: Ail public
Street Access: Adeguate
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Field Inspection Date(s):

Overall Site Price:
Comments:

Tax Map Comparable Land Sale 2

Mitchell Zbik, Representative of Granator
Market

R i Rt i

Development of a single family residence

March 13, 2012

$140,000

Reportedly, the transaction was arms length, This sale represents
the acquisition of one of two building lots located in a newer cul
de sac located off of Hurffville Grenloch Road. The grantee is a
builder who purchased two lots, each for $140,000 and has
subsequently constructed single-family residences to market for

sale.

The property is located within a cul de sac that sits adjacent to an
elementary school along Hurffville Grenloch Road. The lot offers
sufficient frontage and depth for development of 2 residence with
a mostly level and cleared topography.

it
1]

SHEET 3.13
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Address: . ‘ 6 Wooded Way
; Washington Township, NJ
County: Gloucester County

g
e £ Y

R

Date of Sale T 8232010

Deed Book/Page: 4813/88
Grantor: Rudolph & Margaret Buchwald
Grantee: Lisa Warech
Consideration: : £104,000
Assessor Tax ID: Block 192.21, Lot 3
Zoning; PR-1, Planned Residential

Real Property Rights Conveyed: Fee simple

Land Area (SF): 6,611

Land Area (Acre): 0.15

Frontage (feet): 69" (460’ per acre)
Shape: Moderately Rectangular
Topography: Mostly level and cieared
Wetlands: None

Utilities: All public available
Street Access: Adequate
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N:Mww‘mmwﬂ(}s"ﬁw s,

Verified With: Fred Caltabiano, Listing Agent
Conditions of Sale; ‘ Market

Cash

ey

Highest and"Best Use at time of

sale: Development of a single family residence

Field Inspection Date(s): March 13, 2012

Overall Site Price: $104,000

Comments: Reportedly, the transaction was arms length. The property was listed

with Weichert Realtors for approximately 2 months prior to going
under agrecment.

The property is located in the central portion of the township and is
situated on Bells Lake, just off Greentree Road. Wooded Way is a
built-out cul-de-sac with mostly older homes surrounding. The uses
are mostly residential with an elementary school located in close
proximity. The site is mostly level and cleared with no wetlands.

Tax Map Comparable Land Sale 3

SHEET  24.02

GREENTREE ROAD (COUNTY ROUTE NO. 831

INSET DETAIL "A'
SCNE

(e
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Comparable Land Sale #4

Totation D
: Address: 24 Spring Lake Avenue
| Washington Township, NJ
County: Gloucester County

Date of Sale: 10/26/2009
‘ Deed Book/Page: 4740/113
| Grantor: Sandra Bennett & Richard Crean
: Grantee: Carmen Carusono
Consideration: $60,000 Deeded Consideration

: $ 5,000 Estimated Bremolition
' $65,00¢ Total Consideration

Assessor Tax D Block 83.01, Lot 12
Zonng: ’ R, Residential
Real Property Rights Conveyed: Fee simple

Land Area (SF): 24,779
Land Area {Acre): 0.57
Frontage (feet): 389" (682 per acre)

; Shape: Moderately Rectangular
Topography: Mostly level and partially wooded
Wetlands: None
Utilities: Public sewer (well & septic on site)
Street Access: Adequate
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Verified With:
Conditions of Sale:

sale:

Field Inspection Date{s):
Overall Site Price:
Comments;

welling in poor condit

ion

e

Karen Salcedo, Listing Agent
Market
Cash

Demolition for development of a single family residence

March 13, 2012

$65,000

Reportedly, the transaction was arms length. The property was
listed with Century 21 Hughes Riggs Realty for approximately 9
months prior to going under agreement. It is improved with a 370
SF older dwelling in poor condition that would be demolished for
the construction of a new residence. Demolition has been
estimated at $5,000. The site does not meet the minimum lot size
trequirement, but given that it is improved, a variance would seem
likely. The property has been listed for sale with ReSales &
Invesiment Realty since November 201 1with a current asking price
of $75,000.

The property is located in the southwestern portion of the township
just off Fish Pond Road. The uses are mostly residential with
social lodge and religious facility located along Fish Pond in close
proximity. The site is situated along Ward Lake, a small lake,
offering a mostly level and partially wooded topography and no
known wetlands.

Tax Map Comparable Land Sale 4
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Fee Simple Fee Sinple

Adjestment - - ' - " iy o
3100800 $140,000 LLB04000 8
: |Financing/Concessions Market Market Markot
i Adjustment - - - -
o $100,000 5140000 $104,000
Conditions OTSale T Market 1 Maket L Market

Adjustment - - .
_ . $160,000
IMarket Conditions » Feb-

# of Months Requiring Adj, 1

Adjustment Reguired/Year  wsecetltfesdnssy 2% 0 i

$140,000

Land Arca (SF)

' Adustment
Zoning . Comp__
Adjustment

- Adjustment

Utilities )
| Adjustment

Net- Other Adjustments 1%
Adj Sale Price $95,000 $98,000 $104,000 $71,500
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Discussion of Adjustments for the Land Sales Analysis

Property Rights Conveyed
Each comparable sale reflected the purchase of the fee simple estate, while the market value of the fee
simple estate is being estimated for the subject. Therefore, no adjustment appeared to be warranted.

Financing Terms
Neither sale concessions nor atypical financing arrangements were reported during the verification of
each comparable sale. Thus, no adjustment appeared to be warranted.

Conditions of Sale
No atypical conditions of sale were reported during our verification of each comparable. Thus, no
adjustment was warranted.

Market Conditions :

An adjustment for market conditions is made if, since the time the comparable sales were transacted,
general property values have appreciated/depreciated slightly higher than inflation. The sale prices for
this type of property have shown a general stabilization since 2009 and thus no adjustment appeared to
be warranted.

Lecation: The subject property is located at the intersection of a County Route and local roadway
amongst a variety of uses including commercial, residential and industrial. It offers adequate access to
the area’s highway network. Sales 2 and 3 offered superiot locations within private courts and
required downward adjustment. Sales 1 and 4 offered comparable locations and did not require
adjustment. :

Land Area: The subject offers 13,639 SF of land area. Larger sites will typically ailow for a builder
to construct a Targer home, while smaller sites will typically offer smaller building improvements. As
such, developers/builders will pay slightly higher per unit rates for larger sites and lower rates for
smaller sites. Sales 1 and 2 required downward adjustment for superior site size, while sale 3 required
upward adjustment for inferior site size. Sale 4 was comparable in size and did not require adjustment.

Zoning: The subject is located within the PR-1, Planned Residential district that allows for a variety
of uses including residential and commercial. Each of the land sales offered relatively similar zoning
and did not require adjustment.

Physical Characteristics: The physical characteristics of the subject property and each comparable is
sammarized in the following table. Lots with greater street frontage/acre and/or number of street
frontages require downward adjustment, while those with less street frontage/acre and/or number of
street frontages require upward adjustment.

The table also demonstrates the type of adjustment required for differences in frontage, shape, and
topography. Each sale is adjusted accordingly.
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Levelwooded

Utilities: The subject offers access to all public utilities. Salel did not offer access to public utilities
and sale 4 did not offer access to public water, each was adjusted accordingly. Sales 2 and 3 were

comparable to the subject and no adjustment was required.

Conclusions of the Sales Comparison Approach

Each comparable sale used in the analysis provides a reasonable indication of the subject’s market
vahe and was considered the best available as of the valuation date. None of the chosen sales
reflected atypical concessions or financing. Based on the analysis of the most recent comparable sales,
the market value of the subject’s land is estimated at $95,000 (Equivalent to 13,639 SF @ $6.97/SF,

rounded).

Summary of Value Indications - Before the Taking (Land Only)

Cost Approach.......... - N/A
Sales Comparisen Approach $95,000
N/A

Income Capitalization Approach .

DilLeo Washington Twp., Gloucester County, NJ
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Correlation and Final Value Estimate - Before the Taking (Land Only)

During the analysis, it was found that the Sales Comparison Approach to value provided the best and
most reliable indication of the subject market value. It was developed, since this type of property is
often purchased on this basis. After making the appropriate adjustments to each comparable sale, a
reliable market value estimate resulted,

The Income Capitalization Approach and Cost Approach were also considered, but not developed
since only the value of the subject’s underlying land has been estimated.

After considering all of the facts and circumstances in connection with the subject property, I conclude
that the estimated Market Value for the Fee Simple Interest of the subject’s land only Before the
Taking as of March 1, 2012 was:

NINETY FIVE THOUSAND DOLLARS
($95,000)

Section 6: Nature of Taking

The Gloucester County Department of Engineering is proposing to reconfigure Egg Harbor Road
{County Route 630) from Hurffville-Grenloch Road to Ganttown Road, which will include road
realignment, adding a center lane for turning, and modifying the major intersections, To accomplish
this, the existing ROW (Right of Way) must be expanded in order to accommodate the realignment,
which requires the acquisition of land from property owners along the proposed areas. The following
section details the proposed taking area as it applies to the subject property.

Description of Taking
The taking involves one non-exclusive roadway improvement easement. The taking is described in

the following chart:

Interests Acquired: Permanent, partial rights
Land Arca/Dimensions: 1,007 SF (0.03 acres)
(approximately 7° in depth by 142 in length)
Description/Location: Moderately irregular in shape and located along the Egg
Harbor Road frontage.
Property Owner’s Future Right | The owner, or its assigns, will retain the right to use and
of Use: maintain the area, but cannot construct any buildings or
structures.
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Improvements Within Taking
Area:

The taking will fraverse across the subject’s side yard arca
which is improved with a concrete sidewalk, If does not
appear that the sidewalk will be disturbed during
construction; it is assumed that the County’s contractor will
replace the sidewalk if it is. The PVC fencing, based upon
the property parcel map, appears to be outside of the taking
area and will not be impacted by the taking.

Northerly View of Taking Area T | Southerly View of Taking Area

DiLeo Washington Twp., Gloucester County, NJ
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‘Copy of General Property Parcel Map
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* Red outline is the appraiser’s representation of the taking area.
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Section 7: Valuation of the Subject - After the Taking

| Description of Remainder '

The property will continue to offer most of the same physical characteristics as before the takmg

After the Taking, the site’s physical characteristics are shown as follows:

Total Site Area (Fee Simple): 12,632 square feet or 0.29 acres

% Fee Simple Land Area 7.38%

Reduced:

Frontage: 137.47° Egg Harbor Road

90.38" Trent Road
227.85" Total (786" per acre)

Shape of Tract: Moderately rectangular

Topography: Same as before the taking.

Access: Same as before the taking.

Corner Influence: Same as before the taking.

Easements: There will be a Non-Exclusive Roadway
Improvement Easement along Egg Harbor Road.

Encroachments: Same as before the taking.

Parking: Same as before the taking.

Zoning Setbacks: As a result of the taking, the subject’s side yard
setback will be reduced from approximately 317 to
24° from the ROW which is still conforming to the
districts zoning requirements.

Damages: No damages to the remainder are anticipated, The
highest and best use of the subject remains the same
as Before the Taking and the taking does not impact
its potential to be developed as if vacant or the

~ continued use as a residence.

DiLeo Washington Twp., Gloucester Courdy, NJ
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Highest & Best Use — As if Vacant (After the Taking)

After considering each of the four criteria, the highest and best use of the property, As if Vacant,
remains the same as in the Before the Taking analysis and is determined to be development in
accordance with zoning, likely a residential use.

Highest & Best Use ~ As Improved (After the Taking)
After considering each of the four criteria, the highest and best use of the property, As Improved,
remains the same as in the Before the Taking analysis and is determined to be continued use as

improved.

Appraisal Process

Again, each of the three traditional approaches to vatue has been considered in estimating the market
value of the subject. The market value indication for the subject’s land area was again developed via
the Sales Comparison Approach for the same reasons as it was developed in the “Before the Taking™
and the same set of sales has been utilized.

Sales Comparison Approach - After the Taking (Land Only)

A market value for the subject’s land area has been developed through the Sales Comparison
Approach. The same comparable sales have again been considered in the After the Taking analysis.
The adjustment chart is shown on the following page. Therefore, the After the Taking value of the
subject’s land via the Sales Comparison Approach is estimated at $87,900.

DiLec Washington Twp., Gloucester County, NJ
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fistimated Market Valve Via Sales Comparison (Rounded)
Estimated Market Value Per SF of Land (MV/Before Land area}
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Estimated Market Value After the 'I'gking (Rounded)

§95,000
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=

{87,100}
£87,900

 Compatable

T§95,008

§71,500
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Compensation for Site Improvements
Compensation must also be made for any site improvements that will be permanently impacted by the

taking. It is assumed that the county’s contractor will replace the concrete sidewalk if disturbed or
removed, thus no compensation has been given for the sidewalk. There are no other site

improvements located within the taking area.

Damages to the Remainder
No damages to the remainder are anticipated, since the property, as improved, will continue to offer
the same highest and best use, location and similar physical atiributes as Before the Taking.

Cost to Care :
As previously discussed, any potential damage to the remainder has been compensated within the

estimation of value After the Taking.

Correlation and Finai Value Estimate - After the Taking
Again, it was found that the Sales Comparison Approach to value provided the best and most reliable
indication of the subject’s market value. Thus, the resulting market value estimate for the property,

Afier the Taking, is summarized as follows:

o :

( Market Valu Conclusion $87T§60 )A N/A
Less: Compensation for Site Improvements N/A
After Value Reflecting AH Damages $87,900
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After considering all of the facts and circumstances in connection with the subject property, I conclude
that the estimated Market Value for the Fee Simple Interest of the subject’s land only After the
Taking as of March 1, 2012 is:

EIGHTY SEVEN THOUSAND NINE HUNDRED DOLLARS
(587,900)

Section 8: Conclusion and Justification

In the final reconciliation, the appraiser must insure that the approaches and methods used relate to the
real property interest being appraised, the definition of value under consideration, and the purpose and
use of the appraisal. In the analysis of the subject, each of the three traditional approaches to value has
been considered in estimating value for the takings of the subject property. The following value
estimates were derived by each approach employed:

The following is a summary of the value estimates Before and After the Taking, as well as the
estimated value of the taking.

Value Before.. - $95,000
Value After....... $87,900
Value of Part Taken & Damages to Remainder ... $7,100

During the analysis, it was found that the Sales Comparison Approach was the only reliable indicator
to estimate the market value of the taking and any damages to the remainder, since propertics within
this market are typically purchased on this basis. Comparable land sales were analyzed based on their
overall sale price and converted into a price per square foot of land area. After making the appropriate
market adjustments o each comparable sale, a reliable market value estimate resulted.

The Income Capitalization Approach was also considered but was not developed, since an adequate
supply of comparable lease information was not found for undeveloped land zoned for this type of use.
In addition, this approach to value does not reflect the typical motivations of land purchasers within

the market.

The Cost Approach was also considered, but not developed, since only the value of underlying land
has been estimated.

After considering all of the facts and circumstances in connection with the subject property, I conclude
that the estimated Market Value for the Takings and Damages to the Remainder as of Mareh 1, 2012

18:

SEVEN THOUSAND ONE HUNDRED DOLLARS
($7,100)
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Section 8: Addenda
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Photographs of the Subject Property

Southerly View of Subject from Trent Road (Taken by RC on 3/1/2612)

Waesterly View of Subject from Egg Harbor Road (Taken by ARC on 3/1/2012)
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